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The Honorable Board of Supervisors
County of LOS Angeles
383 Kenneth Hahn Hall of Administration
500 West Temple Street :
Los Angeles, CA 90012
Dear Supervisors:
| " TEN YEAR LEASE
DEPARTMENT OF CHILDREN AND FAMILY SERVICES
501 SHATTO PLACE, LOS ANGELES
(SECOND) 3 VOTES)
ITIS RECOMMENDED THAT YOUR BOARD:

1. Approve and instruct the Mayor to sign the attached ten year lease with S.C.P.T.
Real Property Holdings, Inc., a.Califomia Corporation (Lessor), for 17,751 rentable
square feet of office space, with 42 parking spaces for the Department of Children
and Family Services (DCFS), at an initial annual cost of approximat'ely $234,313
which is 86 percent subvened. _

o Authorize the Lessor and/or Director of the Internal Services Department (1SD), at
the direction of the Chief Administrative Office (CAO), to acquire telephone
systems for DCFS ata costnot to exceed $1 10,000. Atthe discretion of the CAO,
all or part of the telephone, data and low voitage systems may be payed in jump
sum or financed overa term not to exceed $27,072 per year, for the initial five year
term, for DCFS in addition to other Tenant Improvement (T1) allowances provided
under the lease. ' '

3. Find that the proposed Lease Agreement is exempt from the California

Environmental Quality Act (CEQA) pursuant to
Environmental Document Reporting
Board on November 17,
Guidelines.

Class 1,

gection 1, of the
Procedures and Guidelines adopted by your
1987, and Section 15061 (b) (3) of the State CEQA
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4. Approve the project and authorize the CAO, DCFS and ISD to implement the
project. The lease will be effective upon completion and acceptance of the
improvements.

PURPOSE/JUSTIFICATION OF HELUIESEE=Zm

URPOSEIJUSTIFICATION OF RECOMMENDED ACTION:

The proposed action herein will allow DCFS to accommodate a portion of the additional
budgeted positions included in the reorganization of the Department, as approved by your
Board on December 19, 2000, by expanding into an additional 9,583 square feet of office
space at 501 Shatto Place, Los Angeles, which currently houses support staff in 8,168
square feet of office space.

Imglementation of Strategic Plan Goals

The Countywide Strategic Plan directs that we invest in public infrastructure in order to
strengthen the County's fiscal capacity. The lease of property supports this strategy by
complying with the Strategic Asset Management Principles (Goal 4, Strategy 2,
Objective 2). : .

Sfrategic Asset Man'agement Principles Compliance

As outlined on Attachment “A”, the recommendations herein are in compliance with the
Strategic Asset Management Principles approved by your Board on November 17, 1998.
This project allows an efficient consolidation of DCFS staff to the proposed facility
comprised of DCFS staff handling Procurement Services and Forms Management Section,
Jobs Development Section and Office of Communications and Youth Opportunities United
into a central location within close proximity to DCFS Headquarters located at 425 Shatto
Place, Los Angeles. -

o This lease houses subvention funded County programs in leased space.
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. Staff was unable to identify any sites in the surveyed area that could accommodate
this requirement more economically. Attachment ug» shows all County owned and
leased facilities within the search area for these programs and there are no County
owned or leased facilities available for these programs. -

. Based upon said survey, staff has established

that the base rental range including

parking for similar property is between $16.20 and $18 per square foot per year full
service gross. Thus, the base annual rent of the proposed lease herein represents

the low end of the market range.

FISCAL IMPACT/FINANCING

$93,289 ($11.42/sq. ft.)
20 spaces included in rental rate
$72,500 ($10.00/sq. ft.)

Annual Base Rent
Annual Parking

Tenant Improvement (T 1)
included in Base Rent

PROPOSED LEASE 501 SHATTO PLACE 501 SHATTO PLACE
Existing Lease Consolidated Lease
Area 8,168 sq ft 17,751 sq ft ( 9,583sf new) $234,313

Maximum Additional T1* N/A $335,405 ($30/sf add'l TI's and $5/sf
discretionary TI's, 10 year
Term of Lease amortization at 9.5%)
Cancellation 5 years 10 years
Anytime after 2nd year upon g0 Anytime after 5th year upon 90
days prior written notice days prior written notice
Option to renew Two 5-year options Two 5-year options

($13.20/sq. ft.)
42 spaces included in rental rate
$95,830 ($10.00/sq. ft.)

*$335,405 represents the maximum amount of additional Ti dollars available for the 9,583

square feet additional space leased.

« Sufficient funds are available in the Proposed Budget for Rent Expense and will be

charged back to DCFS.

« The monthly base rent is subject io an annual adjustment, after the 12" month, based
on increases to the Consumer Price Index with a cap of 2.5 percent.
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FACTS AND PROVlSIONSILEGAL REQUIREMENTS:

The proposed lease provides up to 8,168 rentable square feet of existing office space with
up to 20 parking spaces presently under lease No. 70862 and L-0553 and the addition of
9,583 rentable square feet of office space with an additional 22 parking spaces
consolidated into a new ten year lease. The lease contains the following provisions:

. The lease provides a cancellation provision allowing termination at or anytime afterthe
end of the 5th year of the lease term by providing the Lessor 90 days prior written
notice. ' ‘ :

"« The County has two five year options to renew under the same terms, conditions and
rental rates. o '

« The base rental rate provides $95,830in Tl allowance for construction of the Premises
to partially meet DCFS space requirements.

« A reimbursable additional Tl allowance of $287,490, or $30 per square foot is provided
for furniture and out of scope Ti including, but not limited to, voice data cabling, card
reader entry, security, paging and related components.

« The CAO may, atits discretion, authorize an Additional Discretionary Tl allowance up
to a maximum of $47,915 or $5 per square foot to be used solely for construction and
above standard improvements e.g., furniture and communication site preparation. Any .
portion of this amount utilized for construction or above standard improvements shall
also be reimbursable and payed as a lump sum of amortized over the ten year term at
9.5 percent per annum.

« Al T allowance expenditures shall be approved in writing by the CAO. All construction
shall be in compliance with “Tenant Improvement Paragraph 26" and the “Tenant
Improvement Work Letter” attached in Exhibit "H* and referenced in Paragraph 25,
Section A, of the proposed lease.
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« No County Project Manager or employee, including the CAOQ, is authorized to approve
any expenditure not expressly pre-approved by your Board. The Board of Supervisors
will not approve retroactive expenditures. Any unapproved expenditures by the Lessor,
even if it benefits the County, shall not be recovered by Lessor who shall solely bear
the risk of loss for incurring such liabilities as stated in Paragraph 26 Section C, of the
proposed lease.

o The proposed lease was submitted for review to your Board's appointed Real Estate
Management Commission on May 19, 2001. After careful review, it was the
Commission’s decision to approve the proposed lease.

« The Department of Public Works has inspected this facility for seismic safety and has
no objection to occupancy of the premises by the County.

« The building has no remaining space 1o house a child care center. However, the CAO
will study the feasibility of locating a child care center within the Vermont/Wilshire

corridor based on the high concentration of County owned and leased facilities in this
core area. '

IMPACT ON CURRENT SERVICES (OR PROJECTS):

Itis the finding of the CAO that the proposed lease is in the best interest of the County and
will adequately provide the necessary space for this County requirement. In accordance
with your Board’s policy on the housing of any County offices or activities, DCFS concurs
in this lease recommendation. .

NEGATIVE D'ECLARATIQNIENVIRQNMENTAL IMPACT REPORT:

The CAO has made an initial study of environmental factors and has concluded that this
project is exempt from CEQA as specified in Class 1, Section r, of the Environmental
Document Reporting Procedures and Guidelines adopted by your Board, and Section
15061 (b) (3) of the State CEQA Guidelines.



The Honorable Board of Supervisors |
June 19, 2001
Page 6

CONCLUSION:

It is requested that the Executive Officer, Board of Supervisors, return two originals of the
executed Lease and Agreement, two certified copies of the Minute Order and the adopted,
stamped Board letter to the Chief Administrative Office, Real Estate Division at 222 South
Hill Street, 4™ Floor, Los Angeles, CA 90012 for further processing.

Respectfully submitted,

DAVID E. JAN
Chief Administrative cer

DEJ:SNY
CWW:TS:kh

Attachments (4)

c:. County Counsel
Auditor-Controller
Department of Children and Family Services
Internal Services Department

501shattobrditri



ATTACHMENT “A”

Asset Management Principles Compliance Form*

1. Occupancy
A Does lease consolidate administrative functions? If no, why not? Yesx_No___N/A
B. Does lease co-locate with other County functions to better serve Yes___Nox N/A

clients? If no, why not? ( Expansion of space in current facility, no additional space available)

- C. Does this lease centralize business support functions? If no, why not? Yes x_| No__ N/A___
D Does lease meet the building and space guideline of 200 sq. ft. Yesx_No___Ratio 1/178sf
of space per person? If higher than 200 sq. ft. per person, why?
1. Capital
Does this lease involve a subvented program that should be in Yesx No__ Partial__
leased space to maximize State/Federal funding?
B. If not, is this a long term County program? Yes___No__ N/AX
C. lsitanet County cost (NCC) program? List % NCC Yes___No_x Partial 16 %
D. |IfyestoeitherliBorC,is this a capital lease or an operating
lease with an option to buy? _ Yes __No__ N/AX
E.  If no, are there any County owned facilities available which are
suitable in project area? ‘ Yes___ Nox N/AX _
F. If yes, why is lease being recommended over occupancy in County
owned space? (e.g. additional investment of capital).
G. Was Building Description Report (BDR) run on County
owned and leased facilities? If yes, (attach as Attachment “B") . Yesx No____
If no, why not?
H.  Was build to suit or capital project considered? If not, why not? Yes___Nox _
Maximize subvention funding. Proposed bullding available at competitive market rate.
i Portfolio Management
A. Did department originate request for space utilizing the CAO Yesx__No___N/A
Space Request Form (SRF)? If no, why not?
B. Was the space need justified? Yes x_No___N/A
C. s this a renewal of an existing lease? If yes, were other Yes x__No___
locations examined for co-location with other County departments? Yesx_ No__ NA__
D Why was this program not co-located?
1. ____ Theprogram clientele requires a “stand alone” facility.
2. x__ No other suitable properties occupied by County
departments in project area.
3. x  No County owned facilities available for the project.
4 Could not get City clearance or approval.
5. Program is being co-located.
E. is lease a full service lease? If not, why not? Yesx No____
F. Has growth projection been considered in space request? Yesx No____

7 Has the Dept. of Public Works completed seismic review/approval Yesx__No

*(as apbroved by the Board of Supervisors 11/17/98).
(Please BOLD any written responses)assetmgt. 501shattoattachment A



ACOFACILITY NAME

nss
N85
N6
)81
81
0181
KIb
3156
3156
3969
3970
3972

OOUNTY OOURTHOUSE

COUNTY

HALL OF RECORDS
KEMEH*I—NNFN.LCFAWNSTRAW
KEMETHFNNHALLG’AD\/INSTRAW
KEN\ETHFNNI'NLGAMNSTRA‘I\G‘I

CRIMINAL OOURTS BULDING
PERFORMING ARTS / DE LISA BULDING
PERFORMNG ARTS CENTER-ANNEXDE LISA BULDING

HOLLYWOOD BOWL-ADMNISTRATION BUILDING
HOLLYWOOD BOWL-VOLUNTEER OOTTAGE

FORD AMHPITHEATRE-SPECIAL EVENTS OFFICE
HOLLYWOOD BOWL-CONCESSION OFFICE
DPSS-METRO NORTH ADULT/ SPECALIZED SERVICES
METROPOLITAN COURTHOUSE

DPSS-METRO SPECIAL DISTRICT OFFICE

HEALTH SERVICES ADMNISTRATION BULDING

ATTACHMENT "B"

SPACE SEARCH 5-MILE RADIUS OF 501 SHATTO PLiw...

ADDRESS

111 N HILL ST, LOS ANGELES 90012

111 NHLL ST, LOS ANGELES 90012

200 W TEMPLE ST AKA 227 NORTH BROADWAY, LOS ANGELE
=00 W TEMPLE ST, LOS ANGELES 90012:2713
500 W TEMPLE ST, LOS ANGELES 90012:2713
500 W TEMPLE ST, LOS ANGELES 90012:2713
210 W TEMPLE ST, LOS ANGELES 90012

301 N GRAND AVE, LOS ANGELES 90012

201 N GRAND AVE, LOS ANGELES 90012

2301 N HGHLAND AVE, HOLLYWOOD 90068

2301 N HGHLAND AVE, HOLLYWOOD 90068

2580 CAHUENGA BLVD E, HOLLYWOOD 90068
2301 NHGHLAND AVE, HOLLYWOOD 90068

5026 SANTA MONICA BLVD, LOS ANGELES 90029

A384 AGOOMMWTS & NEASLRESWVNIUNNWR(ETGFW&OEG.YWCBLVD. LOS ANGELES 90021
A388 DHS-WILSHRE-BIEL BULDING :
A40B DCAFS-THE U S BORAXBULDING

A409 COMMUN & SENIOR SVCS'WILSHRE PLAZA BULDING

A413 HUMAN RESOURCES-WILSHRE

1055 WILSHIRE BLVD, LOS ANGELES 90017

2075 WILSHRE BLVD, LOS ANGELES 90010

2303 WILSHIRE BLVD, LOS ANGELES 90010

3333 WILSHRE BLVD, LOS ANGELES 900104109

3333 WILSHRE BLVD, LOS ANGELES 900104109

3333 WILSHIRE BLVD, LOS ANGELES 900104109

9435 WILSHRE BLVD, LOS ANGELES 90010

425 SHATTO PL, LOS ANGELES 90020

222 S HLL ST (KAWADA BUILDING), LOS ANGELES 90012-3503
222 S HLL ST (KAWADA BULDING), LOS ANGELES 90012-3503
222 S HLL ST (KAWADA BULDING), LOS ANGELES 90012-3503

SQUAREFEET

GROSS

794450
794459
438095
958090
958000
958090
1036283
27582
27582
5137
1290
965
844
18645
0344
115242
2139
83692
19112

21945

31500
65871

1892
1100
25137

NET

441761
441761
250523
581818
581818
581818
399535
17978
17978
4369
o7
825
714
14737
125469

7115
16150
60140

12057
105568

19750
7915

1703
1078
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COUNTY OF LOS ANGELES .
CHIEF ADMINISTRATIVE OFFICE
LEASE AND AGREEMENT

THIS LEASE AND AGREEMENT, made and entered into in duplicate original this
_day of , 20__, by and between S.C.P.T. Real Property Holdings, Inc.,
Calfornia Corporation, hereinafter referred to as the Lessor, and the COUNTYOFLOS ANGELES,
a body politic and corporate, hereinafier referred to as the Lessee,

WITNESSETH:

mﬂ‘_lgu_of mmw.fuarﬂhwtsidemﬁonofmepedomanceofm
PREMISES: covenants and agreements hereinafier contained to be kept and

by the Lessee, uponmefollowingtennsand conditions,

takes of and from the Lessor, those certain premises located atin
the County of Los Angeles, State of Califomia, more particularly
described as follows:

and legally described as follows:

Premises 1 shall consist of approximately 8,168 rentable square
feet and 20 structured parking spaces which is presently being
leased by the County of Los Angeles.

Premises 2 shall consist of approximately 9,583 rentable square
feet and 22 structured parking spaces.

Lessor represents that 17,751 rentable square feetis the maximum
amount of square footage available for Premises 1 and 2,and that -
at no time, except by spedific amendment to this Lease, will the
amountof square footage as contained herein exceed the amount
stated above. Lessee shall have the exclusive right within ninety
(90)days of approval by the Board of Supervisors to field-measure
and verify the exact square footage of the lease premises. All
measurements to be taken in accordance with the methods of
measuring rentable/usable area as described in the Standard
Method for Measuring Floor Area in Office Buildings, ANS! 265.1-
1996, as promulgated by the Bullding Owners and Management
Association (BOMA) Intemational. Should this measurement be
less than the square footage stated above, Lessee shall have the
exclusive right to adjust said square footage and reduce the rentin
Paragraph 3 accomplished by the mutual execution of a
Memorandum of Understanding between the Lessor and the
Lessee. Lessor acknowledges that it has marketed the space at
the above indicated amount and in the event of subsequent
physical measurements, Lessor agrees there will be no adjustment
made to either the square footage or the rent in the event the

The term of this Lease shall be for a period of ten (10) years
. beginning upon completion of improvements by Lessor * -

evidenced by the issuance of a Certificate of Occupancy (or

a Temporary_Certificate of Occupancy), o a final sign-off, if

applicable) by the City ofLos Angeles, pursuantto Paragraph

268 and acceptance thereof by the Lessee and ending 10
thereafter. Notwithstanding the prior commencement

of the Lease term, the rent shall not be due and owing until

said Lessee accepts the improvements to be performed by

Lessor. Should there be any delays beyond the control of

1
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Lessor, then the Lease commencement date may be
MWmmmwmofLessee and
Lessor; Said acceptance and commencement of rent shal
mewwmuw(so)mawmﬂeﬁonof
construction of the telephone intrabuilding petwork cable
(INC) i applicable, and the telephont® equipment room,
punmmpmw HVAC, in compliance with
the attached pians and specifications referenced as Exhibit
*A". Additionally, said acceptance and commencement of
mumwwmw 15 days after receiving
a notice from Lessol indicating that all tenant improvements
mvabeoneompletedmcompﬁaneewiﬂ\me
attached plans and specifications (Exhibit"A”) and the space
is ready for peneficial occupancy. in the event Lessee
conducts a walkthrough and It is determined by Lessee. at
Lessee's sole discretion, that the tenant improvements have
not been completed, of the space is not ready for Lessee's
ocwpancy.m.usseeshall not be obligated to commence
the rent per Paragraph 3 herein until actual beneficial
occupancy. Additionally, Lessor shall be required to provide
Lessee with another notice, and Lessee shall not acceptthe
spaooanysoomrmanﬁneen (15) days from the date of the
second notice. The process may be repeated until the tenant
improvements are completed and the space is ready for
Lessee's occupancy. Lessee shall not unreasonably
withhold its approval. Lessee hereby agrees to make timely
inspections and to make timely notices of its approval or
disapproval of sald work. Lessor and Lessee shall promptly
exscute the *Memorandum of ‘Commencement Date”
attached hereto as Exhibit “B" following commencement of

LmoeshallhavetmopuonstorenewmisLeasefora
period of up to 5 years each term under the same terms, and
conditions, including cancellation rights and rental rate as

herein. Lesses, by Chief Administrative Office
jetter, shall notify Lessor in writing not less than sixty (60)
days prior o expiration of the Lease term of Lessee's
intention to exercise its option. The actual exercise of the
opﬂonshallboonlybymeaoardofSupewisors prior to the

gxphﬁa\ofmeleasatem
Lessee

agrees to pay as rent for said demised
Premises 1 and Premises 2 during the term the sum of nineteen
thousand five hundred twenty Six dollars and ten cents
($19,526.10) per month, Le., $1.10 per square foot per month
including 42 parking spaces, and additional rent as provided in )
paragraph 20, Parking, for each additional parking space up toa

m.wpacpaeopormnmwhld\wouldbeindudedinme
_monthly rental rate payable in advance by Auditor's General - .
Warrant. Rental payments shali be payable within fifteen days after
mofnt_dayofead\andmrymnmofmatemhereofprovided

Lessorhueamedadalmmemforforea&:sud\ monthto be filed
wmunmnudmcamtyofmmelespﬁormmeﬁmday
of each month.

Lmu’agmesthatmdemisodmnﬁsestogamuwiﬂ\all
appurtenances thereto belonging orin any wise appertaining, shall

2
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administrative purposes normal working
mmmmw.mmmusmamndaysas

Lessee may desire.
5. CANC .-ATION: Lessumnmmengmmaneelmisuaseamanyﬁmeaﬂer

Sbﬁv(ﬁo)monmsbygith.esornothssmanmmy (30) days
wmmwchmmmsmﬁveomnmp In the

eochm\dodbywsorhhaingmmmisesto
Lum.md\hmboonumﬁzodmmmaﬁmmnnteofs.s%
per annum over the ten year term of the lease, and Lessee's
uneamed share of the estate commission paid on a ten year

6. HOLDOVER: In_ case Lessee holds over beyond the end of the term provided

rent shall be at the rate prevailing under the terms of this Lease.
Either party may during the holdover cancel this Lease by giving
the other party not less than sixty (60) days prior written notice. -

7. DAMA Lessor agrees that should the demised Premises be damaged
Qgﬂgy_ﬂgﬂi by fire, incidents of war, earthquake, or other alements as to render

Lessee shall surrender the Premises and shall notbe obligated for
anyftmrenhlandl.morshall refund any uneamed rent paid
inadvancabymmwwlatedatadanytatebasedonme
regularmonthlymhl. '

in the event of any lesser damage by any such cause that resuits
in damage to ten percent (10%) or less of net usable area of the
improvements Premises, then Lessor shall commence the repair
and restorationof the Premises within fifteen (15) days of the event
which necessitated the repair and restoration. in the event of any
sud\eausuuﬁﬂd!multshdamagetomoremanten percent -
(10%) of the net usable area of the improvement Premises, then
Lessee shall have the rightatits sole discreﬁontoeithersunender
the Premises and notbe obligated for any further rental under this
Lease and Agreement, or to cause Lessor to commence the repair
andmmﬁondmmminﬁnm(ﬁ)daysofmm
that necessitated the repair and restoration.

of the repalr and restoration under either of the
aforementioned conditions shall require (1) securing the area to
prevent injury to persons and/or vandalism to the improvements,
and (2) the placementofa work order or contract for obtaining the
Labor and Materials to accomplish the repair and restoration. if
) Lessorsha.ﬂdfaﬂbmaﬁerpursuosaid repalrandrestoraﬁon )
work with reasonable difigence to completion, Lessee may give
Lessor fiteen (15) working days prior written notice and thereafter
orcauss tobe performed the restoration work and deduct
Mcostmendmmemnmntofmm next due as a charge
against the Lessor.

Luseeshaﬂboonﬁﬂedtolproporﬁonatenducﬂonofnmwhﬂe
sud\mpahsmbehgmdeoﬂecﬁveonmedateofsud\
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8. TENANT'S FIXTURES:

9. REPAIR,
MAINTENANCE AND
REPLACEMENT:

10. UTWTES:

destruction. mproporﬁmlhndudlonistobebaseduponme
Mﬂumtdmubbsquamfeetwiminmeleased
mmmmmmauemwumbmwhdmmam
‘thereof. Lenood\alnotbo.nﬁuwwmabatemntofmm
Mwwmmmuwwmmmwsm
mﬂqummadde%W-

Lessor agrees that ﬁ\euseemyremwe.amsownexpense.
dmuntmmﬁmofoﬁnrmmir}aﬁonofmwmofm

A ThisLeaseisafull service lease. Therefore, Lessor agrees
to repair, maintain and replace as necessary atLessor's own
expense the entire interior and exterior of the Premises.
Lessor's responsibility shall include, but not be limited to
lamps and tubes, exposed plumbing, fire sprinklers, if
appficable, windows, window coverings, fire extinguishers,
fioor coverings, the sewer system, the grounds, parking
spaces whether surface or structured parking (including
resurfacing, restriping, landscaping, sweeping and provision
of adequate lighting, as applicable), and the basic structure.
Basic structure is agreed to include: all permanent exterior
and interior walls, floors and ceilings, roof, concealed
plumbing, elevators (including elevator hydraulic system, and
casing for elevator ram), stairways, concealed electrical
systems, telephone intrabuilding network cable (INC), and
heating, ventilating and air conditioning system and fire
sprinkiers, if appiicable. As part of Lessor’s responsibilities
for the Premises, Lessof shall provide for (1)

and maintaining sewer services and trash removal,

and (2) janitorial supplies (including restroom supplies) and

o suviceshawordanceuﬁﬂ\mesd\edule attached
to this Lease as Exhibit "C".

B. lnmoventl.ossofshouldfail,neglectorremto
commence the repair, replacement of maintenance work
required by Section Paragraph 9A herein within five (5) days
afier written notice has been served by Lessee, or fall,

or refuse to pursue said replacementor maintenance
work with reasonable diligence to completion, the Lessee at
its sole discretion may performor cause to be performed said
repalr, replacement of maintenance work and deduct the
reasonable cost thereof fromthe instaliments ofrentnextdue
asachargetothe Lessof, or the Lessee atits sole discretion
may surrender the Premises and shall not be liable for any
further rental under this Lease and Agreement.

C. Lmoeagmostommmsaid PremisestoLessorinasgood
condition as when rented, ordinary wear and tear, damage by
, fire or the elements and other disaster or

casualty excepted.

"D.  Intheeventthatitems specified in Paragraph 9A wear outor

fail or are damaged by earthquake, fire or the elements,

and/or other public disaster or casualty, the Lessor shall -

replace said items at its own expense, subject to the
pmvbmofParagraph 7.

mebpaywhenduoaﬂdlargesformeuseofm

W.Mmamm.whenandifimposedbyany

4

oF

“1AL



Govemmental authority, all watsr, sprinkier standby charges,

.ga'“mwmm_mpowerandom
uﬁmymnisanddmargesmofwabbmeomem with the
«mmxmumamwuwmn
.mbn.orhddovorw.mwﬂw“mmmwdor
measured by separats meters. However, Lessee acknowledges
that Heating, Ventiiation and Alr Conditioning (HVAC) shall be
avaiable only between the hous &i7:002. .12 §:00p.m. Mondav

uwimboyot\dmoabovoﬂ\enﬁomdhoun. provided Lessee
nknbunaleuofforawmrNAc service at the rate of
Twenty-Five Dollars ($25.00) per hour.

Additionally, Lessor shall, maintain and operate, twenty-four (24)
hours daily, auxiliary aif conditioning systems for that portion of
space designated MCR and Telephone rooms at his sole cost,
excluding the initial costofthe auxiliary air conditioning system and
its installation which will be included in the tenant improvement
allowances . Lessee shall operate such auxdliary systems only if and
when the main building systems are not operational or are needed
to maintain a temperature adequate to ensure the operation and
integrity of the equipment within these rooms.

in the event Lessor fails br refuses to pay any or all of the charges
when due, Lesses may give Lessor ten (10) calendar days prior
written notice and thereafter pay directly such charges and deduct
the payments from the instaliments of rent next due as a charge
against the Lessor, or the Lessee at its sole discretion may
surrender the Premises and shall not be liable for any furtherrental
under this Lease and Agreement.

11. LESSOR'S ACCESS:; Lessee agreesto permitthe Lessoror Lessor's authorized agents
free awuswﬂndemisadPremises atallreasonable timesforthe
purpose of inspection or for making necessary improvements or

12. DEFAULT: A. Defaultby Lessee:

Lessee agrees thatif default shall be made in the paymentof- .
rent in the manner herein provided or inany of the covenants
or agreements herein contained on the part of the Lessee to
be keptand performed which constitute a material breach of
the Lease, it shall be jawful for the Lessor 10 declare said
term ended and to terminate this Lease upon the giving of
thirty (30) days written notice. in addition thereto, Lessof
shall have such other rights or remedies as may be provided
by law. Lessor may not terminate the Lease if (1) Lessee
cures the default within the thirty (30) day period after the
notice is given, of (2)the default cannot reasonably be cured
within the thirty (30) days after notice is given, but Lessee
reasonably commences to cure the default within the thirty
(30) days period and diligently and in good faith continues to

~ cure the default. .

8. Defaultby Lessor . R
Lessor shall not be in defauit in the performance of any
obiigation required to be performed under this Lease unless
Lessor has failed to perform such obligation within thirty (30)
days afterthe receipt of written notice of default from Lessoe
specifying in detail Lessor's failure to perform of within such

5
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Mpubddmambospodﬂedhemin. Lessee
Mhmmmuasowonussofsdefaunofany
mateﬂalobﬂgaﬁopuponmde(SO)dayswm

(m)awswmddefaunisgiven.butl.essor
reasonably comimences 1o cure the default within the thirty
(30) day period (or shorter specified period pursuant to
Paragraphs 28, 7. 98, 10, 16, 23L, 26A, 30C) and diligently
andhgoodfalmconﬁnuestowfeme default.

Lessee shall not exercise any of its rights under this
Paragraph, other than its rights to give notice, until Lessee
gives notice to any person who has requested in writing
notice of Lessor's default, and has specified that person’s
interest in the Lease. The notice to such person shall be for
the same period of time as that to which Lessor is entitied.
Such person shall have the rightto cure the default within the
saum:ed period of time, after notice, to which Lessor would be
entitied. .

If Lessor or such person does not cure the default, Lessee
may exercise any of its rights or remedies provided for or
permitted in this Lease or pursuantto law, including the right
to recover any damages proximately caused by the default.

If Lesses is permitted to cure the default under the terms of
this Lease, and elects to do so, then Lessee shall be entitied
to reimbursement for all of its costs incurred, as well as to
recovery for all damages proximatety caused to it because of
the default.

Request for Notice of Default

if the Lessor obtained a loan secured by a Deed of Trust
Lessor shall obtain, a Request for Notice of Default, in a
recordable form, executed and acknowledged by Lessor,
_ requestingthatthe County be notified of any Notice of Default

filed by any of Lessor’s jenders, to the address of County as
specified in Section 15 of this lease.

Receiot of Notice:

Notwithstanding anything in Paragraph 15 herein 10 the
contrary, receipt of notice under this Paragraph shall be
emdwvolypresumedtohaveocwmdonmeearﬁestoﬁ

1. The date of personal delivery to Lessor or to Lessor's
agent or employee at Lessor's place of business, of toa
resident over eighteen (18) years of age at Lessor's

2. The dab of delivery shown upon the United States Postal
Service's retumn receipt for certified or registered mail.

3. Ten (10)daysaﬂerdeposltofnoﬁcetomeaddress
. in Paragraph 15, sent by first class mail with

the United States Postal Service, provided prior of
concurrent notice has been attempted pursuant to

6
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13. ASSIGNMENT

14. ALTERATIONS:

15.

NOTICES:

Pm-ﬁhts.mmwhasbmmwormenoﬁce
otherwise retumed without delivery.

Lmﬂshdmnmmmbnwmummm

to ancther wmmﬂ" agency, contractor of sub-
Wdum«wwwemmemw”m
uﬁwintendodmbeonslslentmdeomwﬁblewimmow
tenancies within the building andlor surrounding buildings and
upon the condition that the assignee of sublessee expressty
mwthDwymmtmdwmmmeam

withheld. If Lessor does not respond to Lessee’s
requutformigtmmorsubleﬂing within thirty (30) days fromthe
date of the request, the request shall be deemed approved.

Lessor and Lessee agres not to make any structural alterations in
or on the demised Premises without first securing the prior written

of the other party and further agree 10 make such
aiterations only at such time thatitis agreeable to said other party.
Consent shall be given of denied within thirty (30) days of receipt
of written request. Consent shall not be unreasonably withheld.
Should there be no response within thirty (30) days the requestis
deemed approved. sStructural®  alterations shall be any
modification to the improvements which results in a change in the
structural integrity of the improvements or alters the gross cubic

- area of the improvements. Notwithstanding any other provision,

the Lessee may make non-structural alterations without Lessor's

qummu\stal!edbyl.esseewhid\ are "trade fixtures as
such are defined by the law of eminent domain shall be treated as
tenant's fixtures in accordance with the provisions of this Lease
and Agreement. .

Service.

Any such notice and the envelope containing the same shall be
addrossodtomoussorasfollaws: _ :

S.C.P.T. Real Property Holdings. Inc.
501 Shatto Place, Sth Floor
Los Angeles, CA 80020

or such other piace as may hereinafter be designated in writing by

the Lessor except that Lessor shall at all times maintain a mailing
_ address in California. S

The nolices and' envelopes -containing the _same shall be
addressedtom[.esseeasfollows: e

Board of Supervisors
Kemeﬂ\Hdeaﬂoanﬂnisuaﬁon.Roomsas

500 West Temple Street
Los Angeles, CA 90012

7
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16. CONDEMNATION;

M&ueopyto:

Chief Administrative Office, Rea! Estate Division
222 South Hill Street, 3% Floof

Los Angeles, CA 80012
Attention: Director of Real Estate

"mmﬂwpaﬁmﬂwrdmhkenunderm power of
eminent domain, or sold under the threat of the exercise of said
W(alofwl\id\-mhemhalod'mmﬁon')anyaward

fee Or as ssverance damages. Lesseeshallbeenﬁuedtoﬁ'lat

of the award, if any, attributable to Lessee’s trade fixtures
and improvements and for the bonus value of Lessee's leasehold.
"Trade fixtures” are agreed o include any tenant improvements
instalied at the Lessee'’s request to the extent that Lessee has
reimbursed Lessor for such tenantimprovementsina lump sumor
through amortizati included in the rent payments. This Lease
shall remainin full force and effectas to the portion of the Premises
remaining except that the rent shall be reduced in the proportion
that the area taken bears to the total leased Premises.

in the event of a partial taking of the structure, Lessor shall use the

. proceeds of the condemnation received by Lessor to restore the

Premises to a complete architectural unitof a quality, appearance
and functional utility at least consistent with the structure as it
existed prior to the taking. Rent shall abate for such time and for
such area as reconstruction is required and areas are not secure,
weather-tight, and usabie as office space. Failure of Lessor to
commence such restoration within thirty (30) days of the actual
physical taking of a portion of the structure shall be grounds for
Lessoetowmltmsuasebygwingmsorﬁﬁeen (15) days
advance written notice of such cancellation, of Lessee, in its
discretion, may eiect 0 undertake directly the restoration and
deduct the costs thereof from the instaliments of rent next payable
to the Lessor. Commencement under the aforementioned
condition shall require (1) securing the area to prevent injury to
persons and/or vandalism to the improvements, and (2) the
placement of a work order or contract for obtaining the Labor and
Materials to accomplish the restoration.

Within fiteen (15) days of receipt of the offer to acquire the

pursuant to Section 7267.2 of the Govemnment Code or,
within fifteen (15) days of the date landlord receives notice of the
RESOLUTIONof NECESSITY to condemn property, whichever is
eariier, Lessor shall notify Lessee in writing (1) of condemnation
proceeding and (2) physical extent of the Premises that will be
affected by the proposed taking.

Hmmwnpercentuo%)ofmeﬂoorareaofme
improvements on the Premises, of more than twenty-five percent
(25%) of the land area of the Premises, which is not occupied by
any improvements, is taken by condemnation, Lessee may cancel
this Leass. The parties agree that Lessor and Lessee shall each - .
receive independently their relocation assistance.

inthe eventofa pa'hial taking of the parking area, Lessor shall use
his best effort to provide Lessee with Forty two (42) exclusive

- off-street in-and-out parking spaces within five hundred (500) feet

of the demised Premises. Lesseemayatitssoledisaeﬂon
te with Lessor for an equitable reduction in the monthty rent
pased upon the Fair Market Value of such parking or the loss of

e_/
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7.

INDEMNIFICATION
D INSU
\

L}
sud'lparkinoifnotmw

tand'mmgmfanuﬂofﬂ\eussorwprovidaa
uminmof(ﬂ)mgunwwenﬁueusseemanw
misLeaSbegivthgssorMUS)days'advancBwﬂnm
notice of such canceilation

Dunang e famof this Lease. the following indemnification and
insurance requirements shall be in efiect.

A Indemnification:

Lessor shall indemnify, defend and hold harmiess Lessee,
from and againstany and all ability, including but not limited
to demands, claims, actions, fees, costs. and expenses
(including attomey and expert witness fees), arising from or
connected with Lessor's ownership, repair, maintenance and
other acts and/oromissions arising fromand/or relatingtothe
Premises.

Lessee shall indemnify, defend and hold harmiess Lessor.
from and against any and all liability, including but not limited
to demands, claims, actions, fees, costs, and expenses
(including attomey and expert witness fees), arising from of
connected with Lessee's use of the Premises.

Both the Lessee and Lessor each agree t0 release the other
and waive their rights of recovery against the other for
damage to their respective property arising from perils
insured inthe Causes-of-LosS Special Form (1SOformCP 10

Without kmiting Lessor's indemnification of Lessee and
during the term of this Lease, Lessor shall provide and
maintain the programs ofinsurance setforthin Paragraph 17.
D., lnsurance Coverage Types and Limits - Lessor

contributing with any other insurance of self-insurance

programs maintained by Lessee, and such coverage shallbe

provided and maintained at Lessor's own expense.

1. Evidence of insurance,
Certificate(s) or other avidence of coverage satistactory
to Lessee shall be delivered to the Chief Administrative
Office, Real Estate Division, 222 S. Hill Street, 4™ floor,
Los Angeles, CA 90012 Attn: Director of Real Estate
upon execution of this Lease. Such certificates or other
evidence shall:

a. Specifically identify this Lease.

¢. Contain the express condition that Lessee is to be

_ given written notice by mail at least thirty (30) days in

advance of cancellation for all policies evidenced on
the certificate of insurance.

d. Include coples of the additional insured endorsement
(iSO form CG 20 26) to the commercial general
fiabllity policy, adding the Lessee as an additional
insured.

9
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be subject to Lessee's approval. Insurance is to be
provided by aninsurance company acceptable tolLessee
with an A.M. Best rating of not less than AV, unless
otherwise approved by Lessee.

Eafiure to Maintain Coverage.

Fafiure by Lessor to maintain the required insurance, of
to provide evidence of insurance coverage acceptable to
Lessee shall constitute a material breach of the Lease
pursuant to paragraph 12. B, Default by Lessor.
Alternatively, at its sole option, Lessee may purchase
such required insurance coverage, and without further
notice to Lessor, deduct any premium costs advanced by
Lessee for such insurance fromany rental payments next
due to Lessor.

imits - Lessor

1. Generalliabilityinsurance (written on ISO policy form
CG0001orits equiva!ent) with limits of not less than

the following:

General Aggregate: $ 2 million
Products/Complete '

Operations Aggregate: . $ 2 million
Personal and Advertising Injury: $ 1 milion
Each Occurrence: $ 1 million

2. Commercial Property insurance. Such insurance
ghalt:

a. cover damage to Lessors property, including
improvements and betterments, from perils
covered by the Causes-of-Loss Special Form
(1SO form CP 10 30), and include Ordinance of
Law coverage.

b. be written for the full replacement cost of the

- property, with a deductible of no greater than 5%
of the property value. Insurance proceeds shall
. bepayable tothe Lessor and the Lessee as their
interests may appear and be utilized for repair
and restoration of the Premises. Failure by
Lessor to use such insurance proceeds to timely
repair and restore the Premises shall constitute a
material breach of this Lease pursuant .o .
Paragraph 128, Default by Lessor.
_ ¢ include a Waiver of Subrogation in favor of
Lessee. =T -

onea UTRNce pSSEs REJ irements
During the tem of this Lease, Lessee shall maintain a
of insurance coverage as described below. Lessee,

atits sole option, shall use commercialinsurance and/or self-

10
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eovuagoagnyeombinaﬁonmereoftosausfy
these requirements. Certificata(s) ing coverage will
be provided to Lessor after ex of this Lease at
Lessor's request.

1. General LiaDility,
(equivalent to ISO policy form TG CC 01)
withmofnotlessu\anmefollowing:

General Aggregats: $ 2 million
Products/Completed

Operations Aggregate: $ 1 million
Personal and Advertising Injury: $ 1 million
Each Occurrence: $ 1 million

Lessor shall be an Additional Insured (or its
equivalent) with respect only to liability arising from
Lessee's sole negligence in its use of the leased
Premises.

w m i mpl ' Liability insuran
providing workers compensation benefits as required by the Labor
Code of the Stats of California, and including Employers’ Liability
coverage with fimits of not less than the following:

Each Accident $1 million
Dissase - poficy limit: $1 million
Disease - each employee: $1 million

18. TAXES: Lessor shall pay promptly all real property taxes, assessments and
_ special assessmtswhidlmaybelevied or assessed againstthe
demised Premises during the term of this Lease or any renewal of

holdover period thereof.

lntheeventl,morfailsorrefusestopay any or all taxes or
assessments when due, Lessee may give Lessor thirty (30)
calendar days prior written notice and thereafter pay such taxes
and assessments and deduct the payments from the instaliments
of rent next due as a charge, against the Lessor. :

19. RENTAL_ A Foreach successive twelve (12) months of the original term
ADJUSTMENT: of this Lease, and in the event Lessee exercises its option
’ pursuant to Paragraph 2(b) for each successive twelve (1 2)
month period thereafter, the monthly Base Rental as setforth
in Paragraph 3 shall be subject to adjustrment. At the first
anniversary date of the first day of the first full calendar
month following the commencement of the terms of this
Lease and every twelve months thereafter, the rent shallbe
adjusted in accordance with the CPI formula set forth in
19B. The “Base Index’ shall be the Index.
published for the month the Lease commences.

8. CPIFORMULA: The method for computing the annual rental
adjustment shall be by reference to the Consumer Price
index forall Urban Consumers fortheLos Angeles-Anaheim-

area, all items published by the United States
Department of Labor, Bureau of Labor Statistics (1982-84 =
100), herein referred to as “Index”. :

11
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mmwfumaasem,mnbomu
byﬂ'mvhgﬂnw:buemwammn.m
numerator being the New Index in the month

j ﬂ'temonﬁ\meadjusmntiseﬁecﬁve.

(o Inda ) 19,526.10 = New Monthiy Rent

ThotohlofmeBaaRent.memonmlyeostto
amortize additional tenantimprovements and change
orders, if any, shall be the new monthly rental rate,
le.:

New Monthly Rent

+ the amount required to amortize Lessee’s
additional Tenant Improvements, if any

+/- the amount to amortize change orders, if any
= New Monthly Rental Rate

If the Index is changed so that the base year of the
Index differs from thatused as of the commencement
date of the Lease, the Index shall be converted in
accordance with the conversion factor published by
the United States Department of Labor, Bureau of
Labor Statistics. If the Index is discontinued or
revised during the term of this Lease, such other
governmenta! index of computation with which it is
replaced shall be used in order to obtain substantially
the same result as would be obtained ifthe Index had
not been discontinued or revised. In the event the

are unable to agree upon a substitute index (if
the original index is discontinued without a
replacement) then upon demand by either party, the
matter shall be submitted to arbitration in accordance
withthe provisions of Code of Civil Procedure Section
1280 et seq as they now exist of may later be
amended for the purpose of determining an altemnate
method of computing the rent adjustmentbased upon
the increase in the cost of living.

C. General Provisions:

1. in no event shall the monthly rent adjustment
based upon the CPl formula set forth in this
Paragraph 19 result in an annual increase greater
than two one-half percent (2.5%) per year of the
monthly base year rent of $19,526.10 (i.e., $488.15
per month annually). :

" - 2. In'ho event shall the monthly rent be adjusted by

the CP! formula to result in a lower monthly rent than
was payable during the previous year of the Lease. .

12
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20. BINDING ON Eadlandddmumw.gnmmmmcomainedshan

SUCCESSORS: bobindhguponammmmmmﬁtofmsuwessorsin

mmtdﬂnw,“mmmmwnbﬁpemitsor
muhs.ﬁnmhmnsttoﬁnussee.

21. PARKING SPACES:  Lessor shall use his best effort to provide Lessee with forty two
(42) ex=lusive spaces at all times. if Lessor provides less than
forry wo spaces Lessee may at its Soie discretion negotiate with

Lessor for an equitable reduction in the —ontnly re~: naset ucn
the Fair Market Valus of such parking of the loss of such psming
if not replaced. Additionally, Lessee may purchase on a monthto
month basis, if avaitable, up toan additional thirty five (35) parking
spacss atthe rate of Forty Five ($45) Dollars per space per month.

Lessor at its sole cost and expense shall provide for the exclusive
use by Lessee during the term of this Lease and Agreement or any
renewalorholdoverpedodasmecasemaybe.fortymo(42)oﬁ
street parking spaces located in the parking facility undemeath the
premises. No more than thirty-five (35) spaces shall be tandem
spaces, and the remaining spaces, (i.e.. seven) will be “in and out®
as long as that design is consistent with County policy .

Notwithstanding the above, failure of the Lessor to provide a
minimum of (42) spaces at all times shall entitie Lessee to cancel
this Lease and Agreement by giving Lessor fifteen (15) days
advance written notice of such cancellation.

22. HA;ARDQQ§ Definition:
MATERIALS:
For purposes of this Agreement, the term *hazardous substances”
shail be deemed to include hazardous, toxic or radioactive
substances as defined in Califomia Health and Safety Code
Section 25316 as amended from time to time, or the same or a
related defined termin any Successor of companion statutes, and
crude ofl or byproducts of crude ofl other than crude oil which exists
on the property as 8 natural formation, and those chemicals and
substances identified pursuant to Health and Safety Code Section

4. Lessor hereby warrants and represents, based upon

te and reasonable inspection of the Premises,

that during its ownership of the Premises; hazardous
substances have notbeen released on the Premises; that
it has no knowiedge of any release of hazardous
on the Premises occurring -before its

ownership; that it has no knowledge or reason to believe
that there are hazardous substances on the Premises;
that Lessor shall comply with all federal, state and local
laws and regulations conceming the use, release,
storage and disposal of hazardous substances; and that
Lessor shall require ail other tenants, if any, of the subject
property to comply with the aforementioned rules and

2: _ Lesses hereby warrants and _reprqsents that it shall
comply with all federal, state and local- laws and
tions conceming the use, release, storage and

disposal of hazardous substances on the Premises.

13
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1. Lmagreestohdelmﬂv.defmdandsaveLessee.its
agents, offices and empioyees fromor against all liability,
expenses (including defense costs, legal fees, and
meostsknposedbylaw)anddaimsfordamages
dwmmwhamwrﬂd\aﬁseoutofmepmence
dhmmsubstancasonmePNmiseswhidwhasnot

2. Lessee agrees o indemnify, defend and save harmiess
Lessor from and against all liability, expenses (including
defense costs, legal fees and response costs imposed by
taw) and claims for damages of any nature whatsoever
which arise outof the presence of hazardous substances
on the Premises caused by Lessee.

3. Theindemnity provided each party by this provision shall
survive the termination of this Lease.

Default

The presencs of release of hazardous substances on the Premises
and/or subject property, which is not caused by Lessee and which
threatens the health and safety of Lessee's agents, officers,
employees or invitees, s determined by Lessee's sole discretion,
shall entitis Lesses to immediately terminate this Lease. Inthe
event of such termination, Lessee shall not be obligated for any
further rental and Lessor shall refund any uneamed rent paid in
advance by Lesses calculated at a daily rate based on the regular
monthly rental.

Qperating Costs:

Costs incurred by Lessoras a result of the presence or release of
hazardous substances on the Premises and/or subject property
which is not caused by Lessee are extraordinary costs not
considered normal operating expenses and shall not be passed
through to Lessee as partofits obligation, if any, to pay operating

expenses.
Asbestos Notification:

Lessor represents, based upon 3 professional inspection of the
subject Premises conducted by , @ licensed Califomnia Asbestos
Contractor, and their report dated , copy of which is hereby
received by the County, thatthe subject Premises
contain no asbestos containing materials, other than those -
reflectedinthe report. Lessor agrees, priorto Lessee's occupancy,
to abate, at Lessors sole -cost and expense, all asbestos
materials, and provide Lessee with an updated report
from a licensed California Asbestos Contractor to that effect

Lessor agrees to notify (CwntylLessee) at least annually of

Lessor's knowledge of the presence of asbestos containing
materials within the building of which the demised Premises ispart.

14
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GENERAL
PROVISIONS:

Sud\noﬁﬁaﬁonsmeomlywmmmandwaycod,
SQdonSZSMSetseqasmndedhomﬁmtoﬁmoras
requiredbyanywormpmonsmnes enacted’
swsoquu\tbﬁisuasoandmm

\ndoor Alr Pollution Notification:

Lessor t=° 2sents and wairants that a) ther® Rave bee~ no
complaints regarding e ingoor air quaiity anywnere in tne buiang
othtmvonﬁlahgsyswn'.b)het,essorwilldeimrto
Leseolcumtyeophsdwmeomphims received; c) to the
bestofthLMMMamnoindoorairpolluﬁon
andoraif,qmﬂlypmblemmmebu!lding; and d) he Lessor will
notify Lessee/County i any indoor air quality of environmental
problemis discovered or reported in the building, and undertake to
conectsumprobbmathisLessor‘ssolecostand expense.

The waiver by Lessor of Lessee of any temm, covenant or
condition herein contained shall not be deemed to be a
waiver of such term, covenant or condition on any
subsequent breach of the same or any other term, covenant
or condition herein contained.

B. Marginal Headings

The paragraph titles in this Lease are not a part of this lease
thereof and shall have no effect upon the construction or
interpretation of any part hereof.

c. Iime

Thnbdmesseneeofmisl.easeandead\andallofi\s
puwmhmld\perfomlanceisafactor.

D. Recordation

This lease shall notbe recorded but the parties shall execute
and acknowledge before a notary public, the Memorandum
of Lease attached to this Lease as Exhibit *G*. The
Memorandum of Lease shall be recorded with the Los
Angeles County Recorder at Lessee’s expense.

Lessee shall, within thirty (30) days of the lease termination

upon Lessor's request, execute and deliver to Lessor a
quitciaim dead to the Premises, in recordabte form,

Upon Lessed paying the rent nereunder Lessee shall have

quhtpossession of the demised Premises for theentireterm - .

hereof subject to all the provisions in this Lease. it any
jerlying lease terminates for any reason or any mortgage

or deed of trust Is foreciosed of a conveyance in lieu of
foreclosure for any reason, this Lease shall
remain in full force and effectand Lessee atall

times shall be entitied to quiet possession and use of the
Premises and shall, notwithstanding any subordination, and
upon the request of such successor in interest to Lessor,

INITIAL



mbwmmwdmwininm
to Lessor.

hersto or their respective in-interest. This
Lease Mnotbooﬂecﬁvoorbhding on any party until fully
_exeeutad by both parties hereto.
Eorce Majeure

Inmeevontmateimerpanyisdelayed or hindered from the
ce of any act required hereunder by reason of

strikes, lock-outs, labor troubles, inability to procure materials
not related to the price thereof, failure of power. restrictive
laws and regulations, riots, insurrection, waror

other reasons of a like nature beyond the control of such
party, then performance of such actsshallbe excused forthe
period of the delay, and the period for the performance of any
such act shall be extended for a period equivalent to the

Any provision of this Lease which shall prove 10 be invalid,
void or ilegal shall in no way affect, impair or invalidate any
other provision nhereof and such other provisions shall remain
in full force and effect.

No remedy or election hereunder shall be deemed exclusive
but shall wherever possible be cumulative with all other
remedies at law or in equity.

Choice of Law

Thbl.eaushallbegovemedbythelawsofme State of
California, exclusive of confiict of law provisions.

Warranties or Guarantees

in the event that any of the items required to be maintained
andrapaimdbymeLessorundermeprovisionsof
8A are protected by warranties of
guarantees the Lessee shall be entitied to the full benefit of
such protection as if it were the original purchaser thereof.

\mpairment of Title

' mebymnamsbnoﬁfyussee,inwﬁﬁngwiﬁ\in
M(w)dmdead\andworyéewridncowhld\may-
impair Lessor's titte to the demised Premises.
Wu\dudo.butmmtmdto.defaultonawst
M.mmdwmmsthawwdeed.mﬁﬁcaﬁonof
sny len recordation, notification of any foreclosure, and

notification of default in the master lease. Lessor further

16
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24, WARRANTY OF

iAoy and a8t constructon penainmg io this Lease and
Agreement by Lessor of nis cesignated conactors of
subeonﬁadntlshaueanplyvﬁﬂ\anapplimue City, County,
Stats and Federal reguiations, codes and ordinances,

Code, the State Department of industrial Relations will
ascertain the prevailing hourly rate in dollars and details
petﬁnentthemoforoadtaaﬂ.dassiﬁaﬁonottypeof
worhnanornndtanlcneededforﬁ\econstructionofﬁe
improvements.

Particulars of the cument Prevaling Wage Scale, as
approved by the Board of Supervisors, which are applicable
1o the work contsmplated are filed with the Clerk of the Board
of Supervisors and must be posted at the subject site.

N. Interpretation

The language of this Lease shall be construed according to
its fair meaning and not strictly for or against Lessor of
Lessee.

0. Community Business Enterprise

Lessor is encouraged to use Community Business
Enterprises (CBE)in all contracts when possible as sources
forwppm.gqmpnnnt.eonstucﬁonandservioes. This shall
apwmwappﬁeable‘tenanthnpmvemntconswa&on.
modular fumiture installation and services to be provided
during the leass temt. :

Lessor shall submit evidence of CBE participation by
providing completed copies of the Community Business
Enterprise Firm information, form attached hereto as Exhibit
*D", at the time of signing this Lease and Agreement and

on an annual basis onor before December 30th of
each year of the term of this Agreement.

P. Lobbyists

Lessor and each County tobbyist or County lobbying firm as
defined in Los Angeles County Code Section 2.160.010,
retained by Lessof, shall fully comply with the County
Lobbyist Ordinancs, Los Angeles County Code Chapter
2.160. Fallure on the part of Lessor or any County lobbyist
or County lobbying firm retained by Lessor to fulty comply

material breach of this Agresment upon which County may

immediately terminate of suspend this Lease and Agreement.
Each of the undersigned signatories for the Lessor hereby
personally covenant, warrant and guarantee that each of them,
jointly and severally, have the power and authority to execute this
Lease upon the terms and conditions stated herein and each
agrees to indemnify and hoid hammless the Lessee from all

17
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W-M.MWMMMabde'WS

material representation.
25. ESTOPPEL mwwwmwmupmnmwmm(w)dm'
CERTIFICATE: - mmmmmmmm and

WbWMMaMhQﬂﬁﬁgﬁ)m

w.uuuwnddomOnhpanofeiﬁmpany
hereunder, or specifying such defaults if any are claimed. Any
sud\suwmntmybecmdusivdyrelbduponbyany
prospective purchaser of encumbrancer of the building complexor
any other interested party. Failure to deliver such statement within
such time shall be conclusive evidence (a) that this Agreementis
in full force and effect without modification except as may be
- represented by the requesting party in the written request for the
certificats, (b) that there are no uncured defautts in either party's
performance, and () that not more than one month's renthas been

paid in advance.
26. TENANT A Lessor agrees to executs a work letter, (“Tenant
IMPROVEMENTS improvement Work letter”) which is substantially in the form
attached as Exhibit “H". »

Lessor within ten (10) days after receipt of a duly executed
copy of this Lease document and County-approved
preiiminary plans, will, at its own expense, cause a licensed
California architect to prepare final working drawings and

for the proposed interior tenant improvements
whid'laretobepwvidedbyLessoruptoamaximumcostof
$ 95,830.00 ($10.00) per square foot) on the 9,583 square
feet of new space leased as estimated by Lessor. Should
said tenant improvements cost less, then Lessor shall pass
mmmbl.esminmefonnofarentreduction
over the term of the Lease, at 98.5% per annum, atthe rate of
twelve and 94/1000 Dollars ($12.94) per month foreach One
Thousand Dollars ($1,000.00) of savings.

Additional Tenant Iimprovement Allowances:

In the event that the tenant improvement cost exceeds
$95,830.00 ($10 per square foot), Lessee may authorize
Lessor after review of estimates and written approval of the
Chief Administrative Officer tonaytheovemgeuptoa
maximum total of $383,320 ($40 per square foot), including
the base allowance. Lessee agrees to reimburse Lessor for
tenant improvement cost above $10 per square foot, and will
amortize said cost at the rate of 9.5% per annum over the
jease term. The Lessee may at anytime during the Lease
term pay Lessor in a jump sum for all or any portion of the
t cost and reduce the rental rate per
3 accordingly. Lessor will notify Lessee of the -

~ tenant improvement final cost, and the amount payable
monthly by Lessee in addition to the rent. For purposes of
ascertaining the actual cost of said tenant improvements,’
Lessor shall provide to Lessee, upontheissuanceofa
cuﬂﬁﬁtoofchmncy.oraﬁnalsign-oﬁbyMeCﬂyofLos
m.ldehlbdbmkdownofmetotalcostsof
constructing the tenant improvements and execute a
mﬂndbnakdowndmetotalcos&ofmetenam

18
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. hﬂ\obﬂnofmeauad\odahibﬂ'?wm\mg
dghtbaudnmwstforapuu dTwenty.four months
ﬂunmedatoofwnmencemofm term of this Lease.

Mqlﬁmaly,ummdmmo.orhis
designes, may authorize Lessor after review of estimates
aporoval to c3y an addnional Discretionary Tenant
{rorover «nt Allowanse of $47 2% {ie. $5.00 per squar*
foot) abovs the Base Allowance ¢ 310 perf square foot &~
the additional aliowance of $30 per sauare foot ("Additionai
Tenant m\provemu\tuowanco') for construction and above-
standard tenant improvements. The amount of the
Discretionary Tenant improvement Allowance, together with
interest thereon at the rate of nine and one-half percent
(9.5%) per annum, shall be repaid by Lessee, not as part of
Base Rentbut as additional rent due and payable under the
Lease, in 120 equal monthly instaliments on the first day of
each month during the Lease Term and shall be repaid by
Lessee fo Lessof pursuant to the provisions in
subparagraph B. Lessee may, atany time during the Lease
Term prepay all of part to Lessof, in a lump sum payment,
the Discretionary Tenant improvement Allowance. Lessor
will notify Lessee of the tenant improvement final cost, and
the amount payable monthly by Lessee in addition to the
rent. For purposes of ascertaining the actual cost of said
tenant WMMB. Lessor shall provide to Lessee. upon
. theissuance of @ Certificate of Occupancy, or @ final sign-off
by the City of Los Angeles, 3 detailed breakdown of the total
costs of constructing the tenant improvements and execute
a summarized breakdown of the total costs of the tenant
improvements in the form of the attached Exhibit D" with the
ﬁghtofLesseebauditmese costs for a period of eighteen
(18) months from the date of commencement of the term of
this Lease.

inthe sventLesses requests a rent reduction due toits audit
dmmmeshallpmvideussorwimacopyofme
audit summary 83 partofits request.

The working drawings are to be prepared in accordance with
prefiminary plans and specifications No. dated , and No.
dated . Said Plans and Specifications are also on file with
the Chief Administrative Office and identified as Exhibit "A"
and incorporated herein by reference thereto and Lessor has
a dupficate copy. Lessor shall provide any final working
drawings from said preliminary plans with Lesses
having the right to review and approve said final working
drawings. Allwork, constructionand materials shall bein final
working dmwklgsandspedﬁeaﬁons. All circuit breakers, fire
sprinkiers, and plumbing shut off vaives shall be labeled as
1o areas controfied both on the drawings and on the breaker
and vaives. Upon completion Lessor shall fumish the
Chief Administrative Office with one (1) complete set of
mpmdudbleas-builldrawings of the tenant improvements on
a CAD system basis, together with the existing pians, if any. -
showing the locations of any underground utility lines and
‘ lhdfdepths. et ::' .
The Premises shall meet all applicable City, County State
and Federal building codes, regulations and ordinances
required for peneficial occupancy. Any work, including

, that Lessor must undertake to obtain the
necessary ]uﬁsdicﬁonal approvals for occupancy shall be at

19
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'-’”“"deeost'andmmdshﬂnclbewnsidmd
as part of the tenant improvement allowance. Any work to
Mappnaueeodemquirunentsmmsitatedbyussee's
Wmmmshanmmdudedaspandmtenam
improvement allowancs. _

mmﬂmmmudsformwnmcﬁmofm
mwuwm'wmyfaismiewpﬁom
award of the contract. Thobidsshallhdudeanitemizedlist
of all materiais and labor and shall include all additional costs
indudthElees.pemﬂts.msonableconuaaof‘spmﬁtand
ovethud.andpmjodmanagemmfees. Three bids for the

and installation of the office fumiture system,
prepared by the furniture dealer, shall be included in the
construction estimates, if applicable.

" The tenant improvement cost shall not inciude any costs
incurred for asbestos abatement, fire sprinkler system, of
conversion of air conditioning systems to eliminate use of
CFCrefri ts thatare harmful to the atmosphere. Allwork
for required asbestos abatement, fire sprinkler system, or air
conditioning system conversion shall be performed at the
sole cost and expense of Lessor.

Completion

The parties agree that the estimated time for completion of
said tenant improvements is days from the date of issuance
of the building permit based on the Construction Schedule
attached herewith as Exhibit "F*. Lessor shall file for a

to construct the improvements within ten (10)
days of compietion of final working drawings and acceptance
by Lesses and difigently pursue 0 obtain the permit as soon
as possible.

Additionally, Lessor shall complete the telephone equipment
roomy(s) including permanent powerand HVACin compliance
with the plans and referenced above as Exhibit
A" at least thirty (30) days prior to the estimated completion
date. During this thirty (30) day period, the Lessor shall be

for any telephone/data equipment delivered to
the site for programming prior to the completion date.

Completion may be delayed by:

1. Acts or omissions of Lessee or of any employees of
agents of Lessee (including change orders in the work),
or.

2. Any act of God which Lessor could not have reasonably
foreseen and provided for, o

3. Any strikes, boycotts or like obstructive acts by
or labor organizations which Lessor cannot

overcome with reasonable effort and could not
reasonably have foreseen and provided for, of

4. Any war or declaration of a state of national emergency,
or .
S Thompdslﬁonbygwemmemacﬁonoraumwtyof

restrictions upon the procurement of labor or materials
necessary for the completion of the building Premises.

20
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C. ChangeOrders

All Lessee requested and approved change orders shall not
exmdatouleostofﬁﬂyﬂwandwlarsﬁso.oomand
Lessor shall notbe mqw'edtoacceptany particular change
ovdorifmmtalcostofpﬁofmehiﬁateddmangeorders
excaass Dolla™s ($50,000). The Chief Administrative Cfficer.
is nereny authorzed 1o approve change orgers or. benai’of
Lessse. Lesses may pay for change ofcs costs in o
mornuy.atlbopmamrﬁl‘mechange oraar Scsis
mﬁnmdmummduding interest at the rate of
percent (8.5%) per annum, i.e., Tweive Dollars and 94/1000
($12.94) per month for each ONE THOUSAND DOLLARS
($1,000.00) of change order costs. Lessor, of Lessor's
contractor, shall submit to the Chief Administrative Officer,
- with each requested change order (a) spegcific cost of the
change; (b) the cumulative net total cost of all
change orders previously approved; and (c) an estimate of
the construction time which will be increased or shortened if
the change order is approved. Each change order shall be
signed and dated by the Chief Administrative Officer to be
considered approved. Lessee shall have the right to audit
the cost of the changes for a period of twenty-four months
from the date of commencement of the tem. In the event
Lessee requests a rent reduction due to its audit of these
costs, Lessee shall provide Lessor with a copy of the audit
summary as partof its request.

if Lessor fails to obtain the building permit within a
reasonable time, taking all factors into consideration, or if
tenant improvements have not been completed within sixty
(60) days from the estimated time of completion, which
period shall be extended for a reasonable time for delays
enumerated in subparagraph B above, Lessee may, at its

4 Cancel the Lease upon thirty (30) days written notice to
Lessor; of

2. Upon thirty (30) days written notice 10 Lessor, assume
:;“ responsibility for providing the tenant improvemerits

I Lessee elects to provide tenant improvements itself,
then:

(a) Lesses, iis officers, employees, agents, contractors

, shall have free access to the

Premises at all reasonable times for the purpose of

making the tenant improvements and for any other
purposes reasonably related thereto;

(b) rent shall be reduced by Lessee's total expense in

making the tenant improvements, -including any
financing charges for capital and 2 reasona_ble

parties o, if no such agreement is made, Lessee's
total expense shall be fully amortized in equal
monthiy amounts over 10 years.

. | 7
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27.  ASSIGNMENT BY

Sections 5950-5955 of the Califomia Govemment Code,
which prohibits the offer of sale of any security constituting
a fractional interest in this Agreement or any portion
thereof, without the prior written consent of the County.

Violation by Lessor of the provisions of Section 5951 of the
Cafifornia Govemment Code will constitute a material
breach of this Agreement, upon which the County may
impose In an amount equal to the greater of (a)
$500,000 or (b) 10% of the aggregate principal portion of
alunhlpaynnntspayablebymewuntyduﬁng the entire
term of this agreement, it being expressly agreed that the
aforesaid amount shali be imposed as liquidated damages,
mnotasafufethofpenauy. it is further specifically
modwﬂudomsaidamuntispresumedtobem
mnddumgesswainedbyreasonofanysud\
vioistion, because from the circumstances and nature of

-ﬂnmuwuidbommcﬁmbleandemmly

dificult to fix actual damages. In addition, the County may
mup\nsuowomerﬂghtorremedynmayhave
mwmemm“appﬁable law.

Lewshalgivomntynoﬁcaandaeopyofead)
Security Agresment and any other instrument relating
thersto (including, but not limited to, instruments providing
for the payment of rent directly to an assignes Of
w«uw ) at least two weeks prior to the effective date

Lessor shall notfumnish any information concerning County

- officers, agents and employees harmiless from and against

all claims and liability alleged 1o arise from the inaccuracy
or messofanytnfonnaﬁonfumishedbyussor
hvbhﬂondmsubparagmpha

Thcptwbbl\sdmmmphzlshanbebindmgupon
mdapplcll?lowmopatﬁeshomtoandu\eirmspecﬁve

2
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SUCCESSOrS and assigns. VWhenever in this Section 27
Lmbmmm,mﬁmshanbodeemdw
mmwam.andanmnam
dwwamwﬂdwwwm
lﬂwbmwwwmﬁmw
expressad or not, ,

hhM&WdPubﬁcSodalsgmces' Greater
Avenues for independence (GAIN) Program who meet Lessor’s
minimum for the open position. The County will refer
GAINpamdpanbbyjobcatagoryto-MLessor.

20. SOLICITATIONOE  ltis improper for any County Officer, employee or agent to solicit
MBADQN: consideration, in any form, from a Lessor with the implication,
suggesﬁonormu\tﬁ\atmeussou‘sprovisionofme
consideration may secure more favorable treatmentfor the Lessor
in the award of the lease or thatthe Lessor's failure to provide such
consideration may negatively affect the County's consideration of
the Lessor’'s submission. A Lessor shall not offer or give, either;
directly or through an intermediary, consideration, in any form, to
a County officer, employee of agent for the purpose of securing
favorable treatment with respect to the award of the lease.

A Lessor shall immediately report any attempt by a County office,
employes or agent to goficit such improper consideration. The
mpoﬂﬂulbomadodmertome County manager charged with
the supervision of the employee or to the County Auditor-
Controlier’s's Employee Fraud Hotline at (213) 974-0914 or (800)

30. LIMITATION OF Only the Board of Supervisors has the authority, by formally

No Mdﬂw.mu. agent,or independent contractorhas
myamndtybalw.addordoletomematerialtemsofws
Lease; and Lessor may not rely upon any representations to the
contrary. _

including, without kmitation, any monetary ceiling established for
t.namhwvoﬂnnisotomerpro]edeostsouessorwhidnm
subjectto reimbursementby County. County shall notreimburse
Lessor for any expenses which excead this celling.

31. IBBE!@AELE ) lnmﬂwwﬂnmandexpensemawwmywminvest
QFFER: w&nmmmbmnmmary gpace planning, legal review,
’ and preparation and noticing for presentation to the County Real
Estats Management Commission in rellarice on Lessor’s covenant
bloaseb(:umtymuntem\sofwslease offer, the Lessor

irrevocably promises to keep this offer open until July 30, 2001.
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WWNESSWHEREOF.MLawmmmeLwamnwbodulyexeuMd.and
mmumydmmmwmdedwmmmwm«wbe
executed on its behalf by the Mayor ofsaidaoardw.mndbymemwwfﬁnday;mm.
and year first above writien.

LESSOR
S.C.P.T. Real Property Holdings. inc.,
A California Corporation

By _

Name: .
Tite: Use /2;'44;‘/

ATTEST:

VIOLET VARONA-LUKENS

Executive Officer-Clerk

of the Board of Supervisors COUNTY OF LOS ANGELES

By By

Deputy Mayor, Board of Supervisors

APPROVED AS TO FORM:

LLOYD W. PELLMAN
County Counsel

va

Deputy: Francis E. Scott






Exhibit A - plans And Specifications



Bmm!.-mmwdemMDm

ThisAgreemntisdatsdmis day of , 20 , for reference

purposasonly.byandbewnussor andLesseOComlyofLosAngehs.
1.mparﬁesheretohaveenmdmtoauasadatod-sof_ ____(the"Lease’)

t=: =g leasing Dy Less2r 10 Lessee of the buildings located at (the Premises®).

2. Lessor and Lessee hereby confirm the following:

(a) That all construction by Lessor, if any, required to be done pursuant to the terms of
the Lease has been completed in all respects subject to any remaining punchlist items;

(b) That Lessee has accepted possession of the Premises and now occupies the
same; and

(c) That the term of the Lease commenced .
IN WITNESS WHEREOF, Lessor and Lessee have respectfully signed this Agreement.

Lessor:

Milton Johnson
Administrator

Lessee:

COUNTY OF LOS ANGELES

By
Chuck W. West
Director of Real Estate



1. Carpets va

2. Composition floors dust-mopped .

3.  Desks, desk accessories and office fumniture dusted. Papers and foiders left on desks
not to be moved. '
Waste baskets, other trash receptacies emptied.

Chairs and waste baskets retumed to proper position.

Drinking fountains cleaned, sanitized and polished.
Lavatories, toilets and toilet rooms deaned and mopped.” Toilet supplies replenished.
. Bulb and tube replacements, as required.
10. Graffiti expunged as needed within two (2) working days after notice by Lessee.
1. Floors washed as needed.
12 Kitchen/Lunchroom suppiies replenished including paper supplies and soap.

Weekly
1. Low-reach areas, chair rungs, baseboards and insides of door-jambs dusted.

2. Window sills, ledges and wood paneling and moiding dusted.

Monthly :
1.  Floors washed and waxed in uncarpeted office area.
2 High-reach areas, door frames and tops of partitions dusted.
3. Upholstered furniture vacuumed, plastic and leather fumniture wiped.
4.  Picture moldings and frames dusted.
5. Wall vents and ‘ceiling vents

Quarterly

4.  Light fixtures cleaned and dusted, but not less frequently than Quarterty.
2 Wood fumiture polished.
3. Draperies or mini blinds cleaned as required, but not less frequently than Quarterty.
4.  Carpet professionally spot cleaned as required to remove stains.

Semi-Annually
1. Windows washed as required inside and outside but not less frequently than twice

Annually
1.  Carpets cleaned.

As Noeded '
1.  The sidewalks, driveways, parking areas and alt means of access and egress for the

demised Premises should be maintained in good repair, clean and safe condition at all

times.

2 Nllawns.shmbbwandfoﬁaoeonhgmundsamedemisedPremisesshouldbe

maintained in good condition and neat in appearance. Grass and shrubbery must be
replamedasneedodbmkmhmgtwﬂShgoodappeamncoandcondtﬁon.
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Exhiblt D - Community Business Enterprise Firm

INSTRUCTIONS: uLsmmwmmmmmmdemumwmdm
ywdm:mdmbmunentumd CBE participstion. mmﬂmmuwubdwiﬂor
statistical purposes only. On final msmmusmmwimm without regard to
gence: . rzse. creed, of GO Categories i:s:ed below ars pased on those described in 49 CFR Section 23.5.

Firm Name S.CP.T, Real Property Holdings, Inc.
Address 501 shatio place, 5th Floor
Contact Name
Telephone No. (2130 385-3108
Total # of Employees
usiness Structure® Califomia Corporation

“Corporation, Partnership, etc.

. MINORITY/WOMEN PARTICIPATION IN FIRM
riners, Associates Partners Mal Staff, etc.)

OWNERS ASSOCIATE
PARTNERS PARTNERS MANAGERS STAFF TOTAL

Black/Alrican American
Hispanic/Latin American
Asian American
Portuguese American

A, indian/Alaskan Native
All Others
OTAL

omen*
“Should be mcluded In counts;bovamnpomdwtcly)

Il. PERCENTAGE OF MINORITY/WOMEN OWNERSHIP IN FIRM
TOTAL # OF OWNERS % OF OWNERSHIP

BlaciAlmican American
Hispanic/Latin American
Asian American
Portuguese Amerncan

erican IndiarvAlaskan Native
| Others
OTAL

Women*
*Should be included in counts above and reported separstely

n. CURRENT CER‘HFICATlON AS MINORITYNVOMEN-OWNED FIRM
Isyourﬁtmwﬂym“amﬂymdwmwm:
yes no

State of Calfornia’?
City of Los An eles?
ederal Government?

V. WE DO NOT WISH TO PROVIDE THE INFORMATION REQUIRED IN THIS FORM.

Enitial here if applicable [

DATE: ) £ Z:aﬂ ’_Zga/




ﬂhm-demegcw

This Agreementis dated this dayof . 49, forreference purposes
MN.Wandbemean.scPTRmepmdedhw.amusm.ComdeosAnggles.

1. 1.mparﬁeshemtohaveenwedhtoauasedatsdasd (the
*Lease”) for the leasing by Lessor to Lessee of the buildings located at
(“the Premises®).

2. LessorandLessoeherebyconfnmmefouowm
A Thcﬁnaltota!costofthetermimprwmmsls
.(S______).

This is comprised of:
Lease Budaet Actual Cost
$ 95,830 Tenant improvement Allowance
$287,490 Additional Tenant improvement Allowance
$ 50,000 Change Order Allowance

w » » @

$ 47,915 Discretionary Tenant improvement
Allowance

$481,235 Total

B. The final total cost of the modular fumiture, if applicable, (which is inciuded in
Paragraph 2A is (. -

IN WITNESS WHEREOF, Lessor and Lessee have respectfully signed this
Agreement.

Lessor:

By

Miiton Johnson
Administrator

Lesses: _
COUNTY OF LOS ANGELES

By
Chuck W. West

Director of Real Estate
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Exhibit G - Memorandum of Lease

RECORDING REQUESTED:
THE COUNTY OF LOS ANGELES

WHEN RECORDED MALL TO:

Chief Administrative Office
Leasing and Space Management
222 South Hill Street, 4™ floor
Los Angeles, CA 90012

This document is recorded for the benefit of the County of Los Angeles and recording is
exempt from recording fees pursuant to Califomia Government Code section 27383.
This transaction is exempt from documentary transfer tax pursuant to California
Revenue and Taxation Code section 11922.

MEMORANDUM OF LEASE

This Memorandum of Lease ("Memorandum®) is made and entered into by
and between SCOT Real Property Holdings inc., LLC (the *Lessor’), and the County of Los
Angeles, a public body corporate and politic duly organized and existing under the laws of
the State of California (the “Lessee”) who agree as follows:

Lessor and Lessee have entered into that certain Lease and Agreement
dated as of , 20__, (the "Lease"). Pursuant to the Lease, the Lessor has
leased to the Lessee real property located : in the County of Los Angeles,
State of Califomia, described in Exhibit A attached hereto and incorporated herein by
reference, commencing on ,20___,andendingona date (ten) years afterthe
rent commencement date, unless such term is extended or sooner terminated pursuantto
the terms and conditions set forth in the Lease. Lessor shall be responsible for providing
full (modified) services during the term of the Leass, subject to the terms and conditions
of the Lease.

(ADDITIONAL LANGUAGE REGARDING ANY PURCHASE OPTION, OPTION TO
RENEW OR EXTEND, RIGHT OF REFUSAL, OR UNIQUE PROVISIONS WHICH
SHOULD BE A MATTER OF RECORD, SHALL BE INSERTED IN THIS PORTION OF
THE FORM)

This Memorandum has been prepared for the purpose of giving notice ofthe
Lease and of its terms, covenants, and conditions, and for no other purposes. The
provisions of this Memorandum shall not in any way change or affect the provisions of the
Lease, the terms of which remain in full force and effect.

Dated: ,20
LESSOR: LESSEE:
S
Miltén Johgson Chuck W. West
Adsminstrator— Director of Real Estate

el /%fgpéz,j COUNTY OF LOS ANGELES






EXHIBIT "H"

WORK EEM

This WORK LETTER AGREEMENT ("Agreement") is made and entered into as of May 7
2001, between SCPT Real Property Holding Inc. (Lessor”) and the COUNTY OF LOS
ANGELES, a body politic and corporate ("Lessee"), in connection with the execution of the

Lease between Lessor and Lessee of even date herewith ("Lease"), who hereby agree as
follows:

1. The purpose of this Agreement is to set forth how the Tenant Improvements (as
defined in Section 8 below) in the Premises are to be constructed, who will undertake the
construction of the Tenant Improvements, who will pay for the construction of the Tenant
Improvements, and the time schedule for completion of the construction of the Tenant
Improvements. The provisions of the Lease, except where clearly inconsistent or
inapplicable to this Agreement, are incorporated into this Agreement.

2. Preparation of Plans: Construction Schedule and Procedures. Delivery of all plans
and drawings referred to in this Section 2 shall be by messenger service or personal hand
delivery, unless otherwise agreed by Lessor and Lessee. Lessor shall arrange for the
construction of the Tenant Improvements in accordance with the following schedule:

(a) Selection of Architect and Engineer. Lessor shall on or before June
20,2001 solicit at least three (3) proposals from qualified architects ("Architect”) and
engineers ("Engineer,) familiar with all applicable laws and building requirements detailing
a scope of work sufficient to complete the Working Drawings. The Architect and the
Engineer shall be selected by Lessor subject to Lessee's consent, which consent shall not
be unreasonably withheld, and which consent (or refusal to consent for reasonable
reasons) shall be granted within three (3) business days after Lessor has submitted the
name of the Architect and the Engineer to Lessee along with detailed proposals outlining
the cost for design/engineering services. This procedure shall be repeated until the
Architect and the Engineer is/are finally approved by Lessee and written consent has been
delivered to and received by Lessor.

(b) Base Building Plans. Lessor shall, within thirty (30) days prior to
Lessee's execution of the Lease, submit instructions and building plans and specifications
representing the "as built” premises in an Autocad 2000 format ("Base Building Plans”) to
Lessee sufficient to allow Lessee to complete a Space Plan (as defined in Subsection (c)
below). Inthe eventthatLessee incurs increased costs because of incomplete plans, such
increased costs will be reimbursed to Lessee by Lessor, and any delay caused thereby
shall be deemed to constitute a Lessor Delay.

(0/ " Work Letter

dated : Page 1 of 16




(©) - Preparation and Approval of Space Plan, Lesse® shall submit to the
Architect and Lessor a Space Plan for the Premises showing all demising walls, corridors,
entrances, exits, doors, interior partitions, and the locations of all offices, conference
rooms, computer rooms, mini-service kitchens, and the reception area, library, and file
-~ - ("Space Plan”). The Archi - ~ shall incorporate the items described in Schedule 2
. =ached hereto intc =2 Workin: rawings, which Lessor is reauirad to utilize in the
construction of the Tenant Improvements. -

Lessee shall submitto Lessorthe Space Plan for Lessor's review and approval. Within two
(2) days after Lessor receives the Space Plan, Lessor shall either approve or disapprove
the Space Planfor reasonable and material reasons (which shallbe limited to the following:
(i) adverse effect on the Building Structure; (i) possible damage to the Building Systems;
(iii) non-compliance with applicable codes; (iv) effect on the exterior appearance of the
Building or (V) unreasonable interference with the normal and customary business
operations of other tenants in the Building (each, a *Design Problem”) and retumn the
Space Plan to Lessee. in such event, Lessor shall require, and Lessee shall make the
minimum changes necessary in order to correct the Design Problems and shall return the
Space Plan to Lessor, which Lessor shall approve or disapprove within one (1) day after
Lessor receives the revised Space Plan. This procedure shall be repeated until the Space
Pian is finally approved by Lessor and written approval has been delivered to and received
by Lessee. The Space Plan may be submitted by Lessee in one or more stages and at
one or more times, and the time periods for Lessor's approval shall apply with respect to
each such portion submitted.

(d) Preparation and Approval of Working Drawings. Within ten (10) of the date
the Space Plan is finally approved by Lessor, the "Plan Approval Date”, Lessor shall
commence with the preparation of Working Drawings by the Architect, the "Working
Drawings”, which shall be compatible with the design, construction and equipment of the
Building, comply with all applicable laws, be capable of physical measurement and
construction, contain all such information as may be required for the construction of the
Tenant Improvements and the preparation of the Engineering Drawings (as defined in
Subsection (e) below), and contain all partition jocations, plumbing locations, air
.conditioning system and duct work, special air conditioning requirements, reflected ceiling
plans, office equipment locations, and special security systems. Such Working Drawings
must incorporate such items as have been specified by Lessor as required for use in the
Building, as set forth in Schedule 2 attached to this Agreement. The Working Drawings
may be submitted in one or more stages and at one or more times, and the time periods
for Lessee's approval shall apply with respect to each such portion submitted.

Lessor shall provide Lessee the Working Drawings, of such portion as has from time to
time been submitted, for review. However, Lessor shall be solely responsible to approve
the yVorking Drawings ensuring that such drawings fully comply with all applicable building
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codes and are free from errors or omissions on the part of the Architect.

(e) Preparation and Approval of Engipeering Drawings. Lessor shall cause the
Architect, to coordinate all engineering drawings prepared by the designated Engineer,
showing complete mechanical, electrical, plumbing, and HVAC plans ("Engineering
Drawings") to be integrated into the Working Drawings. The Engineering Drawings may
be submitted in one or more stages and at one or more times, for Lessee's review.

() Integration of Working Drawings and Engineering Drawings into Final Plans.
After Lessee has reviewed and Lessor has approved the Engineering Drawings, Lessor
shall cause the Architect to integrate the approved Working Drawings with the approved
- Engineering Drawings (collectively "Final Plans") and deliver five (5) sets of the Final Plans
to Lessee.

(g) Schedule. Within ten (10) days of the Plan Approval Date, Lessor shall submit
a detailed construction schedule outlining date specific completion of certain project
benchmarks including, but not limited to, completion of Working Drawings including
respective engineered drawings; submission of plans to local jurisdiction for review;
issuance of building permit; submission of plans to contractors for bidding; award of
construction contract; construction commencement; construction completion; projected
move in date: etc... As the project continues, Lessor shall amend the schedule to reflect

any changes to the projected dates.

(h) Budget. As provided in Section 8, Lessor shall prepare the Preliminary
Construction Budget for Lessee’s review within thirty (30) days of the Plan Approval Date
in substantially the form attached as Attachment “A” (or in other form in compliance with
Construction Specifications Institute (CS!), tobe updated weekly until the completion ofthe
tenant improvements and acceptance thereof by Lessee.

(3) Commencement Date. The "Commencement Date" shall have the definition set forth
in Paragraph 2 of the Lease. :

(@) Rental Payment Effective Date. Notwithstanding the actual Commencement
Date, the payment of rent may be delayed or accelerated, as the case may be, by one (1)
day for each day of delay in the design of or Lessee's move-in into the Premises thatis
caused by any Force Majeure Delay or Lessor Delay or Lessee Delay. No Lessor Delay,
Force Majeure Delay or Lessee Delay shall be deemed to have occurred unless and until
the party claiming such delay has provided written notice to the other party specifying the
~ action or inaction that such notifying party contends constitutes a Lessor Delay, Force
Majeure Delay or Lessee Delay, as applicable. If such actions or inaction is not cured, or
disputed in writing by the other party, within two (2) business days after receipt of such
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" notice, then a Lessor Delay, Force Majeure Delay or Lesse® Delay, as set forth in such
notice, shall be deemed to have occurred commencing as of the date such notice is
received and continuing for the number of days the design of the Tenant Improvements

and/or Lessee's move-in into the Premises was in fact delayed as a direct result of such

i - : +
i~ - 3 imZCUoN.

(4.) Delay

® | essee Delay. The term »_essee Delay" as used inthe Lease
or this Agreement shall mean any delay that Lessor may encounter in the performance of
Lessor's obligations under this Agreement because of any act or omission of any nature
by Lessee or its agents or contractors, including any. (1) delay attributable to changes in
or additions to the Final Plans (as defined in Section 3(f) below) or to the Tenant
Improvements requested by Lessee; (2) delay attributable to the postponement of any
Tenant Improvements at the request of Lessee; (3) delay by Lessee in the submission of
information or the giving of authorizations or approvals withinthe time limits set forth in this
Agreement, and (4) delay attributable to the failure of Lessee to pay, when due, any
amounts required to be paid by Lessee pursuant to the Lease or this exhibit.

_ In addition, since many project may have change orders, the firsttwenty
(20) business days of any delay which results from a change order initiated by Lessee shall
constitute a grace period, the Grace Period”, and shall not constitute a Lessee Delay.

(ii) Eorce Majeure Delay. The term "Eorce Majeure Delay” as used in
the Lease or this Agreement shall mean any delay incurred by Lessee in the design of its
Tenant Improvements or its move-in into the Premises attributable to any: (1) actual delay
or failure to perform attributable to any strike, lockout or other labor or industrial
disturbance (whether or not on the part of the employee of either party hereto), civil
disturbance, further order claiming jurisdiction, act of public enemy, war, riot, sabotage,
blockade, embargo; (2) delay due to changes in any applicable laws (including, without
limitation, the ADA), or the interpretation thereof; or (3) delay attributable to lightning,
earthquake, fire, storm, hurricane, tornado, fiood, washout, explosion, or any other similar
industry wide or Building-wide cause beyond the reasonable control of the party from
whom performance is required, or any of its contractors or other representatives. Any
prevention, delay or stoppage due to any Force Majeure Delay shall excuse the
performance of the party affected for a period of time equal to any such prevention, delay
or stoppage (except the obligations of Lessor to timely pay contractor).

(iii) Lessor Delay. The term =_essor Delay” as used in the Lease or this
Agreement shall mean any delay in the design of the Tenant improvements Of the
Substantial completion of the Premises which is due to any act or omission of Lessor

Krongful. negligent or otherwise), its agents or contractors (including acts or omissions
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while acting as agent or contractor for Lessee). The term Lessor Delay shall include, but
shall not be limited to any: (1) delay in the giving of authorizations or approvals by Lessor,
(2) delay attributable to the acts or failures to act, whether willful, negligent or otherwise,
of Lessor, its agents or contractors; (3) delay attributable to the interference of Lessor, its
agents or contractors with the design of the Tenant iImprovements or the failure or refusal
of any such party to permit Lessee, its agents or contractors, access to and priority use of
the Building or any Building facilities or services, including hoists, freight elevators,
passenger elevators, and loading docks, which access and use are required for the orderly
and continuous performance of the work necessary for Lessee to complete its move-in into
the Premises; (4) Lessor’s failure to complete all telecommunication rooms (including
painting, floor covering, lighting, conduit access, permanent power and HVAC systems)
and installation of Lessee’s telcom cabling (if such work is required pursuant to the Lease),
serving the Premises at least thirty (30) days prior to the Commencement Date; (5) delay
attributable to Lessor giving Lessee incorrect orincomplete Building Requirements or Base
Building Plans, or revisions made to such Building Requirements or Base Building Plans
subsequent to the delivery of such items to Lessee (collectively, "Incomplete Plans") in
either case, in addition to such delay being deemed a Lessor Delay, Lessor shall increase
the Tenant Improvement Allowance by an amount sufficient to reimburse Lessee for the
increased costs incurred by Lessee as a result thereof; (6) failure of Lessor to deliver the
Base Building Plans and/or the Building Requirements to Lessee at least sixty (60) days
prior to the execution of the Lease; (7) delay attributable to Lessor's failure to allow Lessee
sufficient access to the Building and/or the Premises during the Construction Period to
move into the Premises over one (1) weekend prior to the commencement of rent; (8)
delay by Lessorin administering and paying when due the Tenant improvement Allowance
(in which case, in addition to such delay being deemed a Lessor Delay, Lessee shall have
the right to stop the design of the Tenant improvements) and; (9) delay caused by the
failure of the Base Building to comply with the ADA or any other improvements required
to be performed by Lessor in order for the Premises to comply with the provisions detailed
in Schedule 1 attached hereto(in which case, in addition to such delay being deemed a
Lessor Delay, the required work shall not be considered as partof the Tenant Improvement
Allowance and all required work shall be completed at Lessor’s sole cost an expense).

Furthermore, if during the course of construction, building defects are
discovered that would otherwise not have been discovered by a reasonably diligent
inspection of the Premises at the time construction commenced, and a change to the
construction contract is generated as a result thereof, any delay in the completion of the
project as a result thereof shall not be considered a Lessor delay, however, the ensuing
delay shall not be credited towards the Grace Period provided to Lessee.

(5) Substantially Complete. Theterm *Substantially Complete” or *Substantial
Completion” as used in the Lease or this Agreement shall mean compliance with all of the

%Tcﬂk)/WDg: (1) the shell and core of the Building are complete and in compliance with all
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applicable laws and codes, and all of the Building Systems are operational to the extent
necessary to service the Premises; (2) Lessor has sufficiently completed all the work
required to be performed by Lessor in accordance with this Agreement including the
installation of modular furniture systems, if so required by the Lease, (except minor punch
list - arms which Lessor shall thereafter promptly complete such that Lessee can conduct
norreal business operations from the Premises, 3) Lessc. nas obtzi-=4 g certificate of
occupancy for the Building, or a temporary certificate of occupancy for tnat portion i (ne
Building that includes all of the Premises, or its equivalent (except to the extent delayed
by any Lessee Delay); (4) Lessee has been provided with the number of parking privileges
and spaces to whichit is entitled under the Lease; (5) Lessee has been delivered, at least
30 days prior to the Commencement Date, complete and uninterrupted access to the
Premises (and other required portions of the Building and the Site including the completion
of all telecommunications rooms power and HVAC that serve the telecommunications
room) sufficient to allow Lessee to install its freestanding work stations, (unless such
installation is part of the modular workstations to be installed by Lessor pursuant to the
Lease) fixtures, furniture, equipment, and telecommunication and computer cabling
systems (unless installation of telecommunication cabling is Lessor's responsibility
pursuant to the Lease) and to move into the Premises over one (1) weekend, (6) In the
event lessor is responsible for the installation of telecommunication systems, then such
systems shall be completely operational and (7) Lessee has received a certified copy of
the recorded Notice of Default substantially in the form attached to the Lease as Exhibit
= signed by Lessor as required by the Lease.

In the event that the use of the freight elevators and/or hoists is not sufficient
to meet Lessee's requirements, Lessor shall cause to be made operational (a) temporary
construction elevator and hoist, or (b) Lessee shall have priority usage of two (2)
passenger elevators in the elevator bank that services the Premises in order to assist
Lessee in the installation of Lessee's fixtures, furniture and equipment. In no event shall
Lessee's remedies or entittements for the -occurrence of a Lessor Delay be abated,
deferred, diminished or rendered inoperative because of a prior, concurrent, of subsequent
delay resulting from any action or inaction of Lessee.

6. Representatives. Lessee has designated Thomas Shepos as its sole
representative with respect to the matters set forth in the Agreement, who until further
notice to Lessor, shall have the full authority and responsibility to act on behalf of Lessee
as required in this Agreement. Lessor has designated (to be named), whose mailing
address for purposes of any notices to be given regarding matters pertaining to this
Agreement only is 501 Shatto Place, 4™ Floor, Los Angeles, Ca as its sole representative -
with respect to the matters set forth in the Agreement, who until further notice to Lessee,
shall have the full authority and responsibility to act on behalf of Lessor as required in this
Agreement during the period of construction of the Tenant Improvements.

\ 7 Contractor and Review of Plans.
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(@) Selection of Contractor. Lessor's contractor shall be the contractor
selected pursuant to a procedure whereby the Final Plans and a construction contract
approved by Lessee are submitted to contractors, selected by Lessor and approved by
Lessee, sufficient in number so that a minimum of three (3) bids are received and who are
requested to each submit a sealed fixed price contract bid price (on such contract form as
Lessor shall designate) to construct the Tenant Improvements designated on the Final
Plans, to Lessor and Lessee, who shall jointly open and review the bids. Lessor and
| essee, after adjustments for the inconsistent assumptions to reflect an "apples to apples”
comparison, shall select the most qualified bidder offering the lowest price and such
contractor ("Contractor”) shall enterinto a construction contract with Lessor consistent with
the terms of the bid to construct the Tenant Improvements ("Construction Contract”). The
Construction Contract shall not, unless Lessee otherwise directs, require the Contractor
to post a completion bond or contain any provision penalizing the Contractor for not
completing the Tenant Improvements within a specific period of time.

(b)  Actual Review Costs. Lessor shall review the Space Plan, Working
Drawings, Engineering Drawings and Final Plans at its sole cost and expense.
Furthermore, Lessee shall not pay to Lessor any fee for profit, overhead or general
conditions in connection with the construction of the Tenant Improvements unless Lessor,
as part of its original offer to Lease, has revealed the fees attributable to project
management. '

(c) Meetings: Upon selection of Contractor, Lessor shall immediately
identify a time and date for the purposes of holding weekly construction meetings thatis
mutually acceptable to all parties. During the course of construction, meeting shall be held
at least once per week, unless Lessee directs otherwise. A Kickoff construction meeting
shall be held within five 95) days of the date the contractor is selected.

8. Tenant Improvements. The term Tenant improvements"” shall mean
allimprovements shown in the Final Plans as integrated by the Architect, and, to the extent
specified in the Final Plans, all signage, modular workstations, built-ins, related cabinets,
reception desks, conference room tables to the extent specified in the millwork or
comparable contracts, all telecommunication equipmentand related wiring, and all carpets
and floor coverings, but, exceptas provided above, Tenant improvements shall notinclude
any personal property of Lessee.

9. Tenant Improvement Allowance.

Amounts. .
Base Building Compliance: Lessors sole cost and expense
/ Any work, including construction, that Lessor must undertake to (1)
[
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obtain the necessary jurisdictional approvals for a Certificate of
Occupancy including amounts required to be expended t0 cause the
Premises to comply with the access requirementsofthe ADA, and; (2)
make existing building systems pursuant to Schedule 1, attached
- orets, includira but not limited to electrical service and HVAZ
equipmant fuily operaticnal for the orcz. 3ed office ocoupancy, shatt
be at Lessors sole cost and expense. Eurthermore, the Tenant
improvement Allowance shall not include any costs associated with
(i) asbestos abatement or compliance with the Hazardous Materials
provision of the Lease including all expenses associated with curing
any such "Sick Building Syndromes”, (ii) fire sprinkler system
installation or upgrade, (iii)conversion of air conditioning systems to
eliminate use of CFC refrigerants that are harmful to the atmosphere.

Base Tenant Improvement Allowance: $ 95,830.00

Additional Tenant improvement Allowance: $287,490.00
Discretionary Tenant improvement Allowance $ 47,915.00
Change Orders: : $ 50,000.00
Total Allowances $481,235.00

Not more than thirty (30) days from the date of Lessor's receipt of Lessee’s Space
Plan, Lessor shall submit to Lessee a detailed budget, the "Preliminary Construction
Budget", in a format similar to Schedule 3 attached hereto. Said budget shall be revised
within ten (10) days of the date the contractoris selected, the "Final Construction Budget”.
Lessee shall have five (5) days from the date of Lessee's receipt of said budget to approve
or disapprove the Final Construction Budget. Construction shall not begin until such time
as Lessee indicatesits approval or disapproval of the Final Construction Budgetor the five
(5) day period expires without any response from the Lessee. In the event Lessee
disapproves the Final Construction Budget due to matters related to cost, provided the
Final Construction Budget is ten (10) percent or more higher in cost than the Preliminary
Construction Budget, then any delay caused by the necessity to rebid the tenant
improvements or redesign the Premises shall not be considered a Lessee Delay

10. Life-Fire Safety Codes/Disabled Access Codes/Earthquake Safety Codes.
In the event that, because the Premises and/or the Building as initially constructed do not
comply with current life-fire safety codes, disabled access codes (including, without
limitation, the ADA), and/or earthquake safety codes, Lessee incurs increased design or
construction costs that it would not have incurred had the Premises and/or the Building
already been in compliance with the applicable life-fire safety codes, disabled access
codes (including, without limitation, the ADA), and/or earthquake safety codes, applicable
to new construction, then such costs shall be reimbursed by Lessor to Lessee within ten
(10) days after receipt by Lessor from Lessee of an invoice document evidencing such
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increased costs or such costs shall not included in the calculation of tenant improvements

attributable to Lessee’s allowances and Lessee' shall have no financial responsibility for

such costs. Any delay in the design or construction of the Tenant improvements or

Tenant's move-in into the Premises because of the non-compliance of the Building and/or

Premises with the applicable life-fire safety codes and disabled access codes (including,

v[;ithout limitation, the ADA), and/or earthquake safety codes shall constitute a Landlord
elay.

11. Lessor to Construct Base Building. Lessor hereby agrees that the Base
Building shall include the items set forth in the "Base Building Description" attached hereto
as Schedule 1 and shall otherwise be in accordance with the Base Building Plans, and the
cost to bring the Building into compliance thereof shall not be included in the Tenant
improvement Allowance. Lessor may make further revisions to such Base Building Plans
as long as the Building, when constructed, will be comparable in appearance, design,
efficiency, and quality as the building initially described in the Base Building Plans.

'SCHEDULE 1
BASE BUILDING DESCRIPTION

At no cost to Lessee, Lessor either has, or shall, supply, fumnish, install and finish the following
items in full compliance with all applicable laws (including, without limitation, the ADA),
regulations and building codes, all at Lessor’s sole cost and expense, which shall not be
included in the Tenant Improvement Allowance, and which shall comprise, and are hereby
defined as, the "Base Building™: '

1. Shell and Core.

(a) Lessor shall build the Building and the Base Building Shell and Core
pursuant to this Schedule 1, which obligation shall be deemed satisfied when the
Building and the Base Building have been substantially completed, substantially in
accordance with the requirements of this Schedule 1 as suppiemented and increased
(but not decreased) by the Base Building Plans and Building Requirements (as defined

_in Sections 2(b) and 9 (Base Building Compliance), respectively, of the attached Work
Letter Agreement), the most current copies of which have been provided by Lessor. it
shall be understood that Lessor may make modifications to the Base Building Plans
and Building Requirements, some of which may affect the Premises, as long as such
modifications do not affect the quality of the construction or the materials or equipment
used, or substantially and adversely affect the operation of the Building's basic services
in such a manner as would interfere with Lessee's quiet and peaceful use, possession
and enjoyment of the Building or increase Lessee's future financial responsibility to
reimburse operating cost expenses as provided in Paragraph(s) ___ of the Lease..
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SHELL AND CORE

With respect to each building(s) the shell and core includes -

. Tha sum of the building's substructure (excavation and

[SCOmpacuon, ssundzucas and bassmanit =ane:-Jctiorn and,

. Landscaping (including irrigation system and exterior lighting);
and,

. The vertical structure (wood framing, structural steel,
fireproofing and or other structural elements); and,

. Horizontal structure (including reinforced concrete slab on
grade, suspended floors of structural steel framing with metal
or reinforced concrete decking and concrete topping); Eloors.
(a) Smooth and level concrete floors with troweled finish which
shall be level at least to the tolerance of (i) one-quarter inch
(1/4™) perten(1 0)feetona non-cumulative basis and (ii) three-
eighths inch (3/8™) on an overall basis. (b) Design to support
a minimum live load of 120 lbs per square foot and an
additional partition load of 20 Ibs per squaré foot for a total of
140 Ibs per square foot. (c). Smooth, level and ready to
receive carpeting, tile, marble or wood fiooring without

. additional floor preparation. and,

. Roofs with a 20-year bondable life (including structural steel
framing with metal decking and concrete topping, and
fireproofing at steel structure or other framing); and,

. Exterior cladding of a weather tight material with a
maintenance free life expectancy of at least twenty (20) years
(including exteriorwall finish, metal framing, insulation, exterior
glazing, including refiective glass windows in compliance with
ASHERA standards, doors and painted gypsum board to
interior face of exterior walls); and,

. Roofing and waterproofing (including roof insulation, roofing,
sheet metal flashings, roof access and ventilation, caulking
and sealants); and,

\ . Dropped ceilings on 2' X 4' grid system with standard 2' X 2
\ Work Letter
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scored acoustical tiles. lighting, consisting of 2 X 4' lay-in light
fixtures and a general lighting level of 68 50 foot candles at
desktop height; and,

Lighting, Instalied and Operating in main lobby. all stairwells,
elevators, lobbies, Mechanical rooms, utility rooms, other
lighting as required by code. Exterior lighting installed as
required by design.

interior partitions at elevator and lobby areas (including metal
stud framing, durable finished walls, interior and fire doors);
Core walls (except all levels below-grade), service core walls,
perimeter walls, elevator lobby walls, and columns (exterior
columns extended slab-to-slab) all instalied, clad with properly

_ rated Sheetrock, taped, sanded, patched, filled, dusted and

ready to receive paint or other Tenant finish and,

All Signage required by local codes including but not limited to
building identification, restroom designation and exit
identification.

Durable interior finishes for elevator and main lobbies
(including floor, wall and ceiling finishes with long life durable
products); and,

Functional equipment at core areas vertical transportation

(including stairs, elevators with cabs and durable interior

finishes, and access ladders) including at least One (1)

passenger elevators servicing Tenant's floor installed and

operational as designed to operate at 800 FPM. All freight

elevators installed and operational as designed including .
freight vestibules installed as designed per code; and

Loading dock facilities installed as designed; and,

Plumbing Water and drainage on each floor (including
concealed pipe work, rain water drainage, fire sprinkler
systems, landscaping irrigation, Restrooms including, Men's
and women's washrooms on each floor in compliance with the
Base Building Plans, all applicable laws (including, without
limitation, the ADA) and codes and finished with: (i) Ceramic
tile or better on fioors (but not in the vestibule) and wet walls
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at least up to the height of the wainscot; (iijother walls and
ceilings finished; (ii) Vanities with corian counters, cubicles,
accessories, fixtures, trim lighting and all mechanical and
plumbing services completed; and (jii) Other lighting sufficient
for first class washrooms. (w) One r=frige-ated Arinking
foua@in per floor, nstalled in corpliance th 3 2nlicER?
laws (inciuding, without limitation, the ADA; and ccaes.

. Heating, ventilating, and air conditioning from a centrai plantor
package units as the case may be, (including mechanical
equipment and duct work distribution to all areas ) sufficient to
accommodate the proposed occupancy; (a) Access at core to
an installed general exhaust system for toilets only. (b) Access
on applicable floor to general exhaust system available to

“serve kitchens and pantries, and computer, reproduction, and
conference rooms, and other office equipment normally and
customarily requiring special exhaust. and,

. Core Doors. Building Standard core doors for stairwells,
electrical, mechanical, janitorial and telephone rooms and
washrooms all installed, primed, sanded, dusted, and ready to
receive paint or other Lessee finish. Doors finished and
complete with frame, trim, hardware, locking devices, electric
door releases and/or magnetic hold-open devices where
-applicable and closers.

. Electrical backbone system sufficient to distribute power tothe
mechanical systems, building systems and at least 4.5 watts
of electrical power per rentable square foot; and

. Electrical and telecommunications service of sufficient capacity
to the building including -

. All vertical power distribution for the entire building to

include:

> All 480/277 volts panels for lighting.

> All 208/120 volts panels to support Los Angeles
County’s (LAC) computer loads. '

> Separation of 208/120 volts panels for LEADER
equipment, if any, from all other loads.

. Transformers supplying power to the LEADER

. panels, if any, shall be PowerSmith type to
| \\ Work Letter ' |
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cancel the harmonics of the computers.

. 208/120 volts panels for LEADER equipment, if
any, shall have 200 percent rated neutral bar,
equipment ground bar and an isolated ground
strip and Transient Voltage Suppression System.

> Power to all HVAC and elevator loads.

Code required Stand-by Emergency Power System.
Code required Fire Pump System.

HVAC System energy management and controls.

Ali general lighting and controls.

Basic Telephone service to a Main Communications
Room (MCR) with sufficient service conduits per LAC
requirements.

> Provide Stacked Telecommunications room (IDF) in
each floor for Data Equipment Racks with
interconnecting conduit sleeves to each other.

v v v v v

. Al wall openings in the IDF and MCR rooms for Cable

tray entrances required.

. Isolated grounding bus bar in each telecommunication
room. :

> interconnected to the building main grounding bus; and,

" Life safety systems (including wet fire sprinkler system to all

building areas and parking garages, and fire alarm system).
Lessor shall install, or has installed, life safety improvements
including life safety panel(s) and controls (the cost of which will
be paid by Lessor and notincluded inthe Tenant improvement
Allowance) to the extent required by . shell and core
construction for a temporary certificate of occupancy for the
Building, or, if greater, to the extent already constructed in the
Premises and Building as of May 5,2001. A sprinkler system
installed in compliance with code for floors, including main loop

- connected to core and drops in place with heads installed per

code for an unimproved (non-occupied) floor. Firehose and
extinguisher cabinets finished and installed at each stairwell or
as required by code for shell and core construction. Exit signs
at all stairwells. Smoke detectors on both sides of all doors in
all elevator lobbies and all other areas as required by code.
Fire extinguishers as required by code for shell and core

_ construction. Fire homs and exit signs as required by code for
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shell and core construction. Electric door releases and
magnetic hold-open devices, as applicable installed for all fire
doors. Speakers, cameras and such other life safety
equipment as required by code to obtain a final building
inspection and/or permanent certificate of occupancy for the

FremiSes, angd,

. Cable tray distribution throughout the building sufficient to
carry all data, telephone, panic alarm, CCTV, security system
and public address cabling; (specification and size to be
supplied by County); and,

. Exterior fencing and gating.
Notes: |

1. To “all areas” above means to accommodate total coverage throughout the
building for the use specified. It does not include special HVAC provisions
necessitated by Tenant improvement floor to ceiling partitions. '

2 The fire alarm, intrusion alarm, checkpoint entry and CCTV systems must be
capable of interfacing with an integrated software control package supplied
and programmed by the County.

3. Tenant Improvements are expected to include:

. Electrical conduitand wire infrastructure fromthe 480/277 volts
and the 208/120 volts panels for all convenience and special
outlets in the modular furniture and hard offices.

.  Allconduit and outletboxes required forthe LAC's Low voltage
and Telecommunication/Data systems wiring.
. All line voltage wiring to LAC furnished equipment in the MCR
and the IDF rooms in each floor as required by LAC.
. HVAC modifications only as required to accommodate floor to
ceiling partitions and a dedicated HVAC unit providing 24 hour
air to the MCR. .
Built-in partitions and rooms.
Floor coverings.
Millwork.
Paint & wall coverings.
Signage not required by Code.
Interior doors and associated hardware including any card

, readers.
' \\§> W'o_rk Letter

dated Page 14 of 16



Intrusion detection and alarm system at all entry levels; and,
Check point entry system including power supply at parking
entrance, all stairwells on each floor, all elevators, and at least
two external entrances; and

Public address system throughout the building witn a minimum
of five zones; and, ' '
CCTV coverage in all public areas including parking structure;
and,

4. In addition to Core and Shell and Tenant Improvements provided by the
Lessor the County, unless otherwise specified to be Lessor's responsibility,
as Lessee will supply the following:

G\RFPRFP-Aprit-01.wpd

17. General.

All telecommunication and data design, wiring, equipment and
installation.

Panic Alarm System design, wiring, equipmentand installation.
CCTV cameras only (Installation by Lessor).

Checkpoint entry programming, card readers and final hookup
at system end (Installation by Lessor).

All computer and computer related equipment and installation.
All mail room furnishings and equipment.

Security equipment and installation except as noted above.
All electronic units providing: (Please specify, if any required)

(a) To the extent there are improvements to the Base Building in excess of the
foregoing, such improvements will remain as part of the Base Building work at no cost to
Tenant, and shall he in accordance with the Base Building Plans.

(b) The costofinstalling all demising walls (including the corridor wall separating
the Premises from the corridor), fire dampers and transfer boots shall be bome by

Landlord.

({K Work Letter

dated

-
-

Page 15 of 16



BUILDING STANDA Al MPROVEMENT ITEMS
d By Landliord*]

[‘ToBe Provlde

s whlch are preceded by an asteris” =\

- To-- g alactics. ~d e ~ant

- AN iamg lis’:ed helow. exceot thcse item

-t
| u-- =

s - TG W P w&.-._..v Sl ,4 Ne »-’ . i %=

dit toward the costs of such subsiituted ite:
d for the items listed below.

fnay 22 Su. 3l
shall receive a cre
would have been incurre

s egual 13 e 23318 Wit

\\S Work Letter
~ dated - . Pagel16of 16

-
-



ATTACHMENT A

CONSTRUCTION COSTS ORIGINAL APPROVED  REVISED  PREVIOUS  CURRENT JOTALTO
DEMOLITION CONTRACT ADJUSTMENT CONTRACT BILLINGS  BILLING AMOUNT _

21000 DEMOLITION/ABATEMENT

22000 EARTHWORK & SHORING

23100 DRIVEN PILES

24800 LANDSCAPING '

25000 SITE DRAINAGE & UTILITIES

25100 ASPHALT PAVING

28000 FOUNTAIN ALLOWANCE

20000 SUBTOTAL - SITE WORK

30000 PARKING STRUCTURE
30000 PARKING STRUCTURE
30000 SUBTOTAL - PARKING STRUCTURE

30000 CONCRETE
32000 REINFORCING STEEL
33000 SITE - CONCRETE
33000 BUILDING & GARAGE CONCRETE
33600 SHOTCRETE
SUBTOTAL - CONCRETE

40000 MASONRY

‘40000 MASONRY

45000 STONE & TRIM

40000 SUBTOTAL - MASONRY'

§0000 METALS

51000 STRUCTURAL STEEL
52000 METAL DECKING
54000 MISC. IRON & STEEL
50000 SUBTOTAL - METALS

60000 WOOD & PLASTICS

61000 ROUGH CAPENTRY

62000 COUNTER TOPS

62000 CASEWORK

60000 SUBTOTAL - WOOD & PLASTICS
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REAL ESTATE MANAGEMENT COMMISSION

MEETING DATA

PROJE

Department: Children and Family Services

JEVREATR S 23} Szamo Place, Los sageies

Term: 10-years  Dates: Commence after scceptance of TI's by County

Rental: Term  $2,236,620 Annual $234,313.20 Monthly $19,526.10

Total No. Sq. Ft.- Building: 77,841 " Area County Leasing: Sq. Ft. 17,751

Lot Dimensions: .75 acres

Option to Renew: two 5 year terms at same terms and conditions
Option to Purchase: None
Improvement Cost: $ 3,099,975
ASSESSED VALUE
Land: $ 467,000
Improvements: ’ $4,133,000 -
Total: $4,600,000
TAXES

Current: $51,470 Last Year " SN/A

ESTIMATED MARKET VALUE OF PROPE

Land: $ 900,000 Sq. Ft. =$ 10.00 Per Sq. Ft

Building $4,000,000 Sq. Ft. = $ 53.00 Per Sq. Ft.

Total: $4,900,000
RETURN ON INVESTMENT
(Property Method)

Basic Space Rate x Gross SE. = mg_w- Capitalization
Market Value Market Value
4.87 X 77.841 - 375193 =7.65%

$ 4,900,000 $4,900,000

and rental rate
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REAL ESTATE DIVISION
LEASE ANALYS!S SUMMARY

Project No. 2_0-920 Tenant Dept. DCFS Agent Tom Shepos Date 5/12/01

P e ———

LEASE PREMISES - :
Address 501 Shatto Place City Los Angeles Supervisor District _ 2
LESSOR IDENTIFICATION ' - .

Name S.C.P. T. Real Property HolC Holdlngs. Inc. Telephone (2130 385-3106

Address 501 Shatto place, 5th Floor Clty Los Angeles T
Manager Norma Jean Bessera Telephone  (213)385-6161 o

Address 501 Shatto Place,

5th Floor _ ' City Los Angeles

LEASE OBLIGATIONS AND ANNUAL OCCUPANCY COSTANALYSIS TERMS& CONDITIONS

Cleaning : A LESSOR _B COUNTY Lease Term ten Years
Cleaning Services x_$087 - T
Cleaning Supplies X $0.11 - Square Feet Leased 17,751
Cleaning-Trash Removal X $0.05 ___-: Monthly Rent per Sq. Ft. $1.10

Total Cleaning $1.03 $0.00 (Rate x Sq. Ft.) $19,526.10 -
Repair and Maintenance Adj. To Rent (espisin beiow)  $ _
Electric-Lamps &Tubes x_$003 - Total Monthly Rent $19526.10
Electric-Systems x_$003 - Annual Rent $234,313.20 )
HVAC-Equipment x_$041 - Term Rent $2.236,620.00 T
HVAC-Service X $0.10 -
Plumbing-Exposed X $0. - T.1. Allowance (Per.Ft) $10.00
Plumbing-Concealed x $0.01 - Tl Allowance (Total) $95,830.00 T
Plumbing-Waste System x $0.01 . T.1. Purchased (Total) $433,320.00 T
Exterior-Repainting x $0.04 - Right to Cance! - any time after the 60t _
Exterior-Glass x $0.04 - mo. on 90 days notice
Interior-Maintenance X $0.30 - Option to Renew . 2- 5 year terms o
Structural & Roof _ X $0.03 IR Option to Purchase none N
Fire-Life & Safety x_$0 - Type of Building concrete -
Elevators x_$048 - Type of Walls concrete & drywall _

Total Repair & Maint. $0.98 $0.00 Type of Ceiling acoustical
Utilities Type of Lighting parabolic
Utilities-Electric x $215 - ____ Type of Floor Concretelcarpet.vinyl
Utilities-Gas x_$0 R Typeof Roofing ~ - composiion .
Utilities-Water/Sewer X $0.10 . Thomas Guide 634 B2 .
Total Utilities $ 2. $0.00 Assessor's Parcel No. 5077 033 032
«Other” Costs CPI Adjustment annually, capped at 2.5%
Roads & Grounds x_$0.14 - Zoning Commercial
Security X $0.62 - Total Building Size 77,844
Administration (1=i-2=spi) 1 $1 1 $0.14
Real Estate Tax X $1. .- Parking Detail  # Spaces g__i_qg Yotal
Building Insurance x_ $039 - included - 42 . $0
Tenant Improvements X ({4 x N Purchased max 35 $45/per $1.57%
Total “Other” Costs $3.98 $0.14
Total Parking (from detall) $0.00 $ 0.00 COMMENTS
ABOVE COSTS PER FTIYR i==_ ;_9;_@_
SPACE RENT PER FT/YR $13.20 - _
AVAILABLE PER FT/YR - s ¢ 487 + $ 044 ‘ )
= § 501 - |

E@A_A_ZOOO - Floor Cost Per Sq. FL




: CAO
LEASE FACT SHEET

pepartment: DCFS : Subvention 86 _% Job No.740-99020
Address:501 Shatto Place, Los Angeles sup. Dist_2

Assessor's Parcel No. _5077 003 032

TUELEATIO
Lo, NEA .3 Lm-ls=s232 [ ] amendment [ ] Option to Renew
Alterations: { 1 No [ X] Yes Cost § 287,490* I~t. Rate_3 %
Cost $_.95,830* Inc. Rate_9.5%
{ ] Lump Sum :

«Maximum budgeted amount {.X] Amortized @ $4,.881.82 per mo.

o { ] Included in Rental
sercent of building occupied by County Department(s): 22.8 %
>roperty tax information:

Current assessed value:$_4.600,000

Latest real property tax amount: $ 51,570.00(00-01)
Amount of real property tax paid by County:$_0
No. of other County leases with proposed lessor:1

LEASE STRUCTURE: OPERATING VS s N/A
Estimated Market value of Property:
Land:
Improvements:
Total: $

PRESENT VALUE PV) OF (0) : '
Monthly Base Rental Rate (NNN Basis) x discounted by PVt = Present Value

s B _ x = _8§

present Val Mar
Est imated Market value = % of Fair Market Value

$

= s (Operating Lease)

LEASE COsl1 LUTsia=ss~

LEASE COST COMPARISON:

v Monthly Lease Amount No of Sqg.Ft. Cost per Sq.Ft.
proposed § 19,526,10 17,751 $_1.10

Parking $_included in rent 42 $__ .00

Total $_19,526.10 $_1.10

% Change N/A %

APPROVALS:
Board Office No. _2 Deputy:Nina Nelson Montgomery Date:
REMC:_5/9/01 Project Authorization: Martin Memmott pDate: _4/19/01




CHIEF ADMINISTRATIVE OFFICE
LEASING AND SPACE MANAGEMENT
SUMMARY LEASE OFFER FORM

LEASE REQU_IREMENT
Area _17.75% Square Feet Term_10 Years Department Children
Parking 42 Spaces Job No. _740-99020 _ Purpose__Administre
W
DEPARTMENTAL PROPERTY ADDRESS | GROSS SQ. | ESTD cosT ( FULL-SERVICE) NO. OF
EFEREN FT. OF PKG |
OFFEROR ALTERATIONS TOTAL $ PERSQ.FT. | SPACES | VESI
Recommended Facility 501 Shatto Place $ 574,065 |$ 19,526 $1.10 42 Yes
Los Angeles
Real Property Holdings .
Comparables 3020 Wiishire Bivd | 50,000 $1,750,000 | $ 77,500 $1.55 150 No
Jacobs Family Trust Los Angeles '
Operating Engineers 3699 Wilshire 26,490 $1,059,600 | $ 38,410 $1.45 52
- Los Angeles
Studley, Inc. 500 S. Virgil Ave | 40,470 $1,618,800 | $ 60,705 | $1.50 120
‘ Los Angeles

*Only 9,583 sf is new space,
Basis used for all properties: Full-Service;

8,168 sf Is existing space.

Lessor pays all building expenses.






